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Amendment no. 3

47" Ashland Redevelopment Project Area
Tax Increment Financing District Eligibility Study and Redevelopment Plan
Revision No. 2

March 9, 2011

To induce redevelopment pursuant to the Tax Increment Alfocation Redevelopment Act, 65
ILCD 5/11-74 4-1 et seq. ,as amended from time to time (the “Act™), the City Council of the City
of Chicago, (the “City”) adopted three ordinances on March 27, 2002, approving the 47%
Ashland Redevelopment Project Area (the “RPA™) as a redevelopment project area under the Act,
and adopiing tax increment allocation financing for the RPA.

The 47"/Ashland Tax Increment Financing Redevelopment Plan and Project was originally
completed on September 26, 2001 and properly revised on January 30, 2002 (the initial plan and
the revision being referred to as the *Original Plan™). The Original Plan is being amended solely
to increase the budget. The amendment to the Original Plan is outlined below following the
format of the Original Plan,

Title Page:

“Revision #27 is added directly below “Revision #17 and the phrase “Revised March 9, 2002 is
added directly below the phrase “Revised January 30. 2002™.

Section I: Executive Summary
No change.

Section 11; Area Location, Legal Description and Project Boundary
No change.

Section III: Statutory Basis For Tax Increment Financing
No change.

Section IV: Redevelopment Goals and Objectives
No change,

Section V: Basis for Eligibility of the Area & Findings
No change,

Section V1: Redevelopment Project and Plan
In Sub-section C, Estimated Redevelopment Project Costs, Table 6-1, Estimated Redevelopment
Project Costs is replaced with the following table:

Table 6-1
Estimated Redevelopment Project Costs
Eligible Expense Estimated Costs
Anaiysis, Administration, Studies,
Surveys, Legal, MarKketing, etc. $1,424,153



Property Assembly, including Acquisition, Site Prep
and Demolition, Environmental Remediation $ 10,646,053

Rehabilitation of Existing Buildings,
Fixtures and Leasehold Improvements, Affordable Housing
Construction and Rehabilitation Costs $ 9,183,863

Public Works and Improvements, including streets
and utilities, patks and open space, public facilities $ 3,887,553
(schools & other public facilities)

Relocation Costs £ 2,040,003
Job training, Retraining, Welfare to Work $ 1,424,153
Day Care Services $ 1,424,153
Enterest Subsidy $ 2,902,194
TOTAL REDEVLOPMENT COSTS $32,322,125

Section V1L Statutory Compliance and Implementation Strategy
No change.

Section VIIL Demand on Taxing Districts
No change,

TABLES
Table 6-1 Estimated Redevelopment Project Costs is changed as shown above.

MAP
No change.

APPENIIX
No change
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“Wygite Preparation:

ition, Fencing, and Signage $ 2,826,916

Utility relo

Environmental 421,120

Subtotal: $ 3,564,563
-Design $ 2,287,294
2,001,879

Project Implementation

Construction 25417111

Other Construction Exp 800,000

Subtotal: 217,111

$38,665,847

AMENDMENT OF PRIOR ORDINANCE WHICH AUTHORIZED ISSUANCE OF CITY
OF CHICAGO GENERAL OBLIGATION BONDS, SERIES 2007 A -- K (MODERN

SCHOOLS ACROSS CHICAGO PROGRAM).
[S02010-1851]

The Committee on Finance submitied the following report:

CHICAGO, May 12, 2010.

To the President and Members of the City Council:

Your Committee on Finance, having had under consideration an ordinance authorizing the
amending of the previously issued City of Chicago General Obligation Refunding Bonds,
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Series 2007 Capital A-K (Modern Schools Across Chicago Program) amount of bonds not to
exceed: $800,000,000, having had the same under advisement, begs leave to report and
recommend that Your Honorable Body Fass the proposed substitute ordinance transmitted
herewith,

This recommendation was concurred in by a viva voce vote of the members of the
Committee.

Alderman Edward M. Burke abstained from voting pursuant to Rule 14.

Alderman Hairston voted no.

Respectfully submitted,

(Signed) EDWARD M. BURKE,
Chairman.

On motion of Aiderman Burke, the said proposed subsfifute ordinance transmitted with the
foregoing committee report was Passed by yeas and nays as foliows:

Yeas -- Aldermen Moreno, Hairston, Lyle, Harris, Beale, Pope, Balcer, Cardenas, Olivo,
Foulkes, Thomas, Lane, Rugai, Cochran, Brookins, Zalewski, Dixon, Solis, Maldonado, Burnett,
E. Smith, Graham, Reboyras, Suarez, Mell, Colén, Rice, Mitts, Allen, Laurino, O'Connor, Levar,
Shiller, Schulter, M. Smith, Stone -~ 36.

Nays - Aldermen Fioretti, Dowell, Thompson, Munoz, Waguespack, Doherty, Reilly, Daley,
Tunney, Moore — 10.

Alderman Pope moved to reconsider the foregoing vote. The motion was lost.

Alderman Burke invoked Rule 14 of the City Counci's Rules of Order and Procedure,
disclosing that he had represented parties to this ordinance in previous and unrelated matters.

Alderman Burke then moved that the said passed ordinance be printed by the City Clerk in
a special pamphiet. The motion Prevaied.

The following is said ordinance as passed:
WHEREAS, The City of Chicago (the "City") is a body politic and corporate under the laws

of the State of lllinois and a home rule unit under Article Vil of the lllinois Constitution of 1970;
and - |
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WHEREAS, On December 13, 2006, the City Council of the City (the “City Council”)
adopted an ordinance, published at pages 93807 through 93979, inclusive, of the Journal of
the Proceedings of the City Councii of the City of Chicago, lilingis (the “Journaf"), for such
date (a) authorizing the City to issue its General Obligation Bonds, Series 2007 A-K (Modemn
Schools Across Chicago Program) (the “Bonds™), and enter into an intergovernmental
agreement with The Board of Education of the City of Chicago (the “Board”), and (b)
providing for the levy and collection of a direct annual ad valorem tax sufficient to pay debt
service on the Bonds (the "Bond Ordinance™); and

WHEREAS, At the time of adoption of the Bond Ordinance,. pursuant to the
provisions and requirements of the lliinois Tax Increment Allocation Redevelopment Act, as
amended (65 ILCS 5/11-74.4-1, et seq.) (the "Act”), the City had created and established, or
in the case of one redevelopment project area, anticipated creating and estabiishing, the
redevelopment project areas listed in Exhibit A to the Bond Ordinance ("Exhibit A to the Bond
Ordinance™; and

WHEREAS, In the Bond Ordinance, the City Council determined that it was necessary and
in the best interests of the City that the City issue the Bonds in multiple series at one or more
times as provided in the Bond Ordinance in an amount not to exceed Eight Hundred Million
Dollars ($800,000,000) (the "Bonds”) for one or more of the following purposes:

(a} paying the cost of acquiring, designing, constructing or renovating the elementary and
high school facilities and related improvements (the "Projects”) described in Exhibit B to the
Bond Ordinance ("Exhibit B to the Bond Ordinance™) for the use of The Board of Education
of the City of Chicago (the "Board”);

(b) paying and retiring certain outstanding Tax Increment Allocation Revenue Notes of
the City (the “Prior Notes") and/or the related Unlimited Tax General Obligations of the
Board {the “Prior Board Bonds” and, collectively with the Prior Notes, the “Pnor
Obiigations”), and described in Exhibit C to the Bond Ordmance

{¢) paying the cost of any bond insurance policy or other credit enhancement facility, if
any,

(d) paying a portion of the interest to accrue on the Bonds; and

(e) paying expenses incurred in connection with the issuance of the Bonds and the
refunding of the Prior Obligations; and

WHEREAS, The Projects were expected to be acquired, designed, constructed and
renovated in distinct phases as shown in Exhibit B to the Bond Ordinance (each, a “Phase”),
the costs of which are estimated therein; and



89658 JOURNAL--CITY COUNCIL-CHICAGO 51212010

WHEREAS, On January 30, 2007, the City issued and delivered Three Hundred
Fifty-six Million Five Thousand Dollars ($356,005,000) of its General Obligation Bonds,
Series 2007A ~ K (Modern Schools Across Chicago Program), under the Bond Ordinance
for the purpose of f;nancang a portion of the Projects identified as Phase | in Exh!brt Btothe
Bond Ordinance and paying and retiring the Prior Obligations; and

WHEREAS, The City Council determines that it is necessary and in the best interests of the
City to issue an additional series of the Bonds to finance the costs of an additional phase of
the Projects; and

WHEREAS, In connection with the additional series of the Bonds and the additional phase,
the City Council deems it necessary and in the best interests of the City to supplement and
amend Exhibit A to the Bond Ordinance and Exhibit B to the Bond Ordinance in certain
respects; and

WHEREAS, Under ordinances adopted on March 27, 2002, and published in the Journal
for such date at pages 81473 to 81626, and under the provisions of the Act, the City Council:
(i) approved a redevelopment plan and project (the “47"/Ashland Plan"} for a portion of the
City known as the “47"/Ashland Redevelopment Project Area” (the “47"/Ashland
Redevelopment Project Area”) (such ordinance being defined herein as the “47™Ashland
Plan Ordinance”); (i) designated the 47"/Ashiand Redevelopment Project Area as a
“redevelopment project area” within the requirements of the Act (the “47™Ashland
Designation Ordinance”) and, (jii) adopted tax increment financing for the 47"/Ashiand
Redevelopment Project Area (the “47"/Ashland T..F. Adoption Ordinance”) (the 47"/Ashland
Plan Ordinance, the 47™/Ashland Designation Ordinance andthe 47"Ashland T.1.F. Adoption
Ordinance are collectively referred to in this ordinance as the "47™Ashland T.I.F.
Ordinances’); and ,

WHEREAS, Under ordinances adopted on July 7, 1999, and published in the Joumnal for
such date at pages 8235 to 6323, and under the provisions of the Act, the City Council: (i)
approved a redeveiopment plan and project (the "Galewood/Armitage Plan”) for a portion of
the City known as the “Galewood/Armitage Redevelopment Project Area" (the
“Galewood/Armitage Redevelopment Project Area”) (such ordinance being defined herein as
the “Galewood/Armitage Plan Ordinance”); (i} designated the Galewood/Armitage
Redevelopment Project Area as a “redevelopment project area” within the requirements of
the Act (the "Galewood/Armitage Designation Ordinance”) and, (iii) adopted tax increment
financing for the Galewood/Armitage Redevelopment Project Area (the "Galewood/Armitage
T.1.F. Adoption Ordinance”) {the Galewood/Armitage Plan Ordinance, the Galewood/Armitage
Designation Ordinance and the Galewood/Armitage T.|.F. Adoption Ordinance are collectively
referred to in this ordinance as the “Galewood/Armitage T.1.F. Ordinances”); and

WHEREAS, Under ordinances adopted on June 10, 1998, and published in the Journal for
such date at pages 70368 to 70498, and under the provisions of the Act, the City Council:
(i} approved a redevelopment plan and project {the “Kinzie Industrial Corridor Plan”) for a
portion of the City known as the “Kinzie Industrial Corridor Redevelopment Project Area” (the
"Kinzie Industrial Corridor Redevelopment Project Area") (such ordinance being defined
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herein as the “Kinzie Industrial Corridor Plan Ordinance”); (i} designated the Kinzie Industrial
Corridor Redevelopment Project Area as a ‘redevelopment project area” within the
requirements of the Act (the "Kinzie Industrial Corridor Designation Ordinance") and, (iii)
adopted tax increment financing for the Kinzie Industrial Corridor Redevelopment Project
Area (the “Kinzie Industrial Corridor T.1.F, Adoption Ordinance”) (the Kinzie Industrial Corridor
Pian Ordinance, the Kinzie industrial Corridor Designation Ordinance and the Kinzie Industriat
Corridor T.LF. Adoption Ordinance are collectively referred to in this ordinance as the "Kinzie
industrial Corridor T.1.F. Ordinances”); and

WHEREAS, Under ordinances adopted on December 2, 1988, and published inthe Journal
for such date at pages 86179 to 86360, and under the provisions of the Act, the City Council:
(i) approved a redevelopment plan and project (the “Northwest industrial Corridor Plan”)
(collectively with the 47"/Ashland Plan, the Galewood/Armitage Plan and the Kinzie Industrial
Corridor Plan, the "Plans”) for a portion of the City known as the “Northwest Industrial
Corridor Redevelopment Project Area” (the “Northwest Industrial Corridor Redevelopment
Project Area”) (such ordinance being defined herein as the “Northwest Industrial Corridor
Plan Ordinance”), (ii) designated the Northwest Industrial Corridor Redevelopment Project
Area as a "redevelopment project area” within the requirements of the Act (the “Northwest
Industriai Corridor Designation Ordinance”) and, (iii) adopted tax increment financing for the
Northwest Industrial Corridor Redevelopment Project Area (the “Northwest Industrial Corridor
T.1.F. Adoption Ordinance”) (the Northwest Industrial Corridor Plan Ordinance, the Northwest
Industrial Corridor Designation Ordinance and the Northwest Industrial Corridor T.LF.
Adoption Ordinance are collectively referred to in this ordinance as the “Northwest Industrial
Corridor T.I.F. Ordinances”) (collectively with the 47"/Ashland T.LF. Ordinances, the
Galewood/Armitage T.1.F. Ordinances and the Kinzie Industrial Corridor T.1.F. Ordinances,
the "T.1.F. Ordinances”), and

WHEREAS, Public Act 81-478 (the "Amendatory Act’), which became effective
November 1, 1998, amended the Act, among other things, (i) to change the dates set forth
in Section 11-74.4-3(n)(3) of the Act by which redevelopment projects must be completed and
obligations issued to finance redevelopment project costs must be retired to be no later than
December 31 of the year in which the payment to a municipal treasurer as provided in
Section 11-74.4-8(b) of the Act is to be made with respect to ad valorem taxes levied in the
twenty-third (23 calendar year after the year in which the ordinance approving a
redevelopment project area is adopted, and (ji) to provide that a municipality may amend an
existing redevelopment plan te conform such redevelopment plan to Section 11-74.4-3(n)(3)
of the Act, as amended by the Amendatory Act, by an ordinance adopted without further
hearing or notice and without complying with the procedures provided in the Act pertaining
to an amendment to or the initial approval of a redevelopment plan and project and
designation of a redevelopment project area; and

WHEREAS, The City desires to amend and supplement the Plans tc conform each of the
Plans to Section 11-74.4-3{n){3) of the Act, as amended by the Amendatory Act, in
accordance with the procedures set forth in amended Section 11-74.4-3(n)(3); now, therefore,
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Be It Ordained by the City Council of the City of Chicago:

SECTION 1. Incorporation Of Preambles. The City Council determines that the preambles
to this ordinance are true and correct and incorporates them into this ordinance by this
reference.

SECTION 2. Supplement Of And Amendment To Exhibit A To The Bond Ordinance. The
Bond Ordinance is amended and supplemented by deleting Exhibit A to the Bond Ordinance
and substituting for it a new Exhibit A in the form attached to this ordinance as Exhibit A.

SECTION 3. Suppiement Of And Amendment To Exhibit B To The Bond Ordinance. The
Bond Ordinance is amended and supplemented by deleting Exhibit B to the Bond Crdinance
and substituting for it a new Exhibit B in the form attached to this ordinance as Exhibit B.

SECTION 4. Additional Provisions. (a) The City covenants and agrees that from and after
the effective date of this Ordinance, the City shall not pledge or assign Incremental Taxes
from or for the account of the Redevelopment Project Areas listed in Exhibit A to the Bond
Ordinance, as from time to time amended including pursuant to Section 2 above, except for
pledges or assignments that are junior and subordinate to the City's commitment to deposit
Incremental Taxes under the Bond Ordinance to pay debt service on the Bonds {(as defined
in the Bond Crdinance), unless the City Council specifically authorizes such a pledge or
assignment by ordinance. (b} Prior to the distribution of any Incremental Taxes constituting
surplus funds in or remaining in the applicable special tax allocation fund determined in
accordance with Sections 11-74.4-7 or 11-744-8 of the Act with respect to any
Redevelopment Project Area listed in Exhibit A to the Bond Ordinance, the City shall transfer
any such Incremental Taxes to the credit of any contiguous Redeveiopment Project Area
identified as a Contiguous T.1.F. on Exhibit B to the Bond Ordinance in an aggregate amount
not to exceed the aggregate amount actually transferred from any such Contiguous TIF to
pay debt service on the Bonds (as defined in the Bond Ordinance), any such Incremental
Taxes so transferred shall be used for eligibie redevelopment project costs under the Act. (¢)
The Authorized Officer shall structure the Debt Service Payment Schedule referenced in the
fourth paragraph of Section 12 of the Bond Crdinance (published at pages 93833 through
93834 of the Journal for December 13, 2006) 50 as to maximize the use of Incremental Taxes
from Redevelopment Project Areas where Projects are located that are not required, pledged,
earmarked or otherwise designated for payment and securing of obligations and anticipated
redevelopment project costs, and to minimize the use of Incremental Taxes from
Redevelopment Project Areas contiguous thereto to pay debt service on the Bonds (as
defined in the Bond Ordinance). (d) The foregoing provisions (a) through (c) are not intended
to affect such pledges and assignments made by contract authorized and entered into prior
to the effective date of this Ordinance. The foregoing provisions (a) through (¢} are not for
the benefit of the owners of the Bonds (as defined in the Bond Ordinance). Any or all of the
foregoing provisions (a) through (c) may be amended or repealed by the City at any time by
ordinance duly adopted by the City Council without notice to or the consent of the owners of
the Bonds (as defined in the Bond Ordinance). (e) Any capitalized term used but not
otherwise defined herein shall have the same meaning as set forth in the Bond Ordinance.
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SECTION 5. Approval Of Amendments To Plans. {a) The 47"/Ashland Plan is hereby
amended to provide that the date by which redevelopment projects must be completed and
cbligations issued to finance redevelopment project costs must be retired shall be no fater
than Decernber 31 of the year in which the payment to a municipal treasurer as provided in
Section 11-74.4-8(b) of the Act is to be made with respect to ad valorem taxes levied in the
twenty-third (23") calendar year after the year in which the 47"/Ashiand Plan Ordinance was
adopted. In particular, but not by way of limitation, the first sentence of the second paragraph
of Section VH(E) of the 47"/Ashiand Plan (as printed on page of 81520 of the Journal for
March 27, 2002) is amended fo read as follows: "The redevelopment project shall be
completed, and all obligations issued to finance redevelopment costs shall be retired, nolater
than December 31 of the year in which the payment to the City treasurer as provided in the
Act is to be made with respect to ad valorem taxes levied in the twenty-third (23™) calendar
year following the year in which the ordinance approving the Area is adopted”. Except as
amended hereby, the 47%/Ashland Plan shall remain in full force and effect. (b) The
Galewood/Armitage Plan is hereby amended to provide that the date by which redevelopment
projects must be completed and obligations issued to finance redevelopment project costs
must be retired shall be no later than December 31 of the year in which the payment to a
municipal treasurer as provided in Section 11-74.4-8(b) of the Act is to be made with respect
to ad valorem taxes levied in the twenty-third (23™) calendar year after the year in which the
Galewood/Ammitage Plan Ordinance was adopted. Except as amended hereby, the
Galewood/Armitage Plan shall remain in full force and effect. (¢) The Kinzie Industrial
Corridor Plan is hereby amended to provide that the date by which redevelopment projects
must be completed and obligations issued to finance redevelopment project costs must be
retired shall be no later than December 31 of the year in which the payment to a municipal
treasurer as provided in Section 11-7 4.4-8(b) of the Act is to be made with respect to ad
valorem taxes levied in the twenty-third (23") calendar year after the year in which the Kinzie
Industrial Corridor Plan Ordinance was adopted. Except as amended hereby, the Kinzie
industrial Corridor Plan shall remain in full force and effect. (d) The Northwest Industrial
Corridor Plan is hereby amended to provide that the date by which redevelopment projects
must be completed and obligations issued to finance redevelopment project costs must be
retired shall be no later than December 31 of the year in which the payment to a municipal

. treasurer as provided in Section 11-74.4-8(b) of the Act is t0 be made with respect to ad
valorem taxes levied in the twenty-third (23™) calendar year after the year in which the
Northwest industrial Corridor Plan Ordinance was adopted. Except as amended hereby, the
Northwest Industrial Corridor Plan shall remain in full force and effect.

‘SECTION 6. Findings. (a) The Mayor of the City and the City Council (the “Corporate
Authorities") hereby find that the estimated dates of completion of the redevelopment project
described in the 47"/Ashland Plan and of the retirerment of obligations issued to finance
redevelopment project costs set forth in the 47" /Ashiand Plan conform to the provisions of
Section 11-74.4-3(n)(3) of the Act, as amended by the Amendatory Act. (b) The Corporate
Authorities hereby find that the estimated dates of completion of the redevelopment project
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described in the Galewood/Armitage Plan and of the retirement of obligations issued to
finance redevelopment project costs set forth in the Galewood/Armitage Plan conform to the
provisions of Section 11-74.4-3(n)(3) of the Act, as amended by the Amendatory Act. {(c) The
Corporate Authorities hereby find that the estimated dates of completion of the
redevelopment project described in the Kinzie Industrial Corridor Plan and of the retirement
of obligations issued to finance redevelopment project costs set forth in the Kinzie industrial
Corridor Plan conform to the provisions of Section 11-74.4-3(n}{3) of the Act, as amended
by the Amendatory Act. (d} The Corporate Authorities hereby find that the estimated dates
of completion of the redevelopment project described in the Northwest Industrial
Corridor Plan and of the retirement of obligations issued to finance redevelopment project
costs set forth in the Northwest Industrial Cotridor Plan conform to the provisions of
Section 11-74.4-3(n){3) of the Act, as amended by the Amendatory Act.

SECTION 7. Conflicting Ordinances, Resolutions, Et Cetera. To the extent that any
ordinance (including but not limited to the T.LF. Ordinances), resolution, rule, order or
provision of the Municipal Code of Chicago (the “Municipal Code™}, or part thereof, is in
conflict with the provisions of this Ordinance, the provisions of this ordinance shafl be
controlling. f any section, paragraph, clause or provision of this ordinance shall be held
jnvalid, the invalidity of such section, paragraph, clause or provision shall not affect any of the
other provisions of this ordinance. No provision of the Municipa! Code or violation of any
provision of the Municipal Code shall be deemed to render voidable at the opfion of the City
any document, instrument or agreement authorized hereunder or to impair the validity of this
ordinance or the instruments authorized by this ordinance or to impair the rights of the owners
of the Bonds to receive payment of the principal of or interest on the Bonds or to impair the
security for the Bonds; provided further that the foregoing shall not be deemed to affect the
availability of any other remedy or penalty for any violation of any provision of the Municipal
Code.

In this ordinance, the term “City Clerk” means the duly qualified and acting City Clerk of the
City or any Deputy City Clerk or other person who may lawfully take a specific action or
perform a specific duty prescribed for the City Clerk pursuant to this Ordinance.

SECTION 8. This ordinance shall be published by the City Clerk or the Deputy City Clerk,
by causing to be printed in special pamphlet form at least twenty-five {(25) copies hereof,
which copies are to be made available in his office for public inspection and distribution fo
members of the public who may wish to avail themselves of a copy of this ordinance.

SECTION 9. This ordinance shall be in full force and effect from and after its adoption,
approval by the Mayor and publication as provided herein.

[Exhibits “A” and “B” referred to in this ordinance printed on
pages 89663 and 89664 of this Journal.]



EXHIBIT A

Schedule of Redsvelopment -
Project Areas

Schedule of_!-iedeve!opment Project Areas

Declgtiation Affected School{s) Date of TIF Ordinanca
47th/Ashland Redevalopment Project Area Back of the Yards HS 327/2002
§1stiArcher Redevelopment Project Aréa Southwest Elementaty 511712000
71st and Stony [sland Redovelopment Profact Area South Share HE 10/7/1988
Central West Redevelopment Projact Area ' _Shinner Elsmentary 21182000
{Chicago/Cantral Park Redevelopment Profact Ares Wastinghouse HS, Al Raby HS 2/27/2002
§Fulterion/Miwaukes Redavelobmant Project Area Avondalefining Park Elamentury 2/16/2000
Galewood/Arm Industrial Redevelopmant Projest Ares Prieto Elementary 7711998
ILawrenceMedzie Redevelspment Project Area Albany Park BB, Peterson Eleméntary 201642000
{Lincoln Avenue Redevelopment Project Arsa ' Mather HS 11431999
{Madison/Austin Cotridor Redevelopment Project Area Austin HS, DePrisst Elementary 9/25/1699
|Midwest Redevelopment Project Area Collins HS, Al Raby HS S11712000
{Touhy/\Western . Boone Clintan Efementary

9/13/2006
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SECTION I - EXECUTIVE SUMMARY

A. Area Location

The 47th/Ashland Redevelopment Project Area (hereafter referred to as the
“Area”) is located on the southwest side of the City of Chicago (“City”), approxi-
mately six miles southwest of downtown Chicago and approximately two miles
west of the Dan Ryan Expressway. A location map is provided on the following
page indicating the general location of the Area within the City.

The Ares 1s irregularly shaped and is adjacent or in close proximity to several ex-
isting redevelopment areas located to the north and east (see Exhibit I, Adjacent
Redevelopment Areas Map in Attachment Two of the Appendix). The Area
encompasses approximately 325 acres and includes 100 {(full and partial) city
blocks. The core of the Area generally follows three corridors along Ashland Ave-
nue, 47t and 515 Streets. On the north, along Ashland Avenue, the Area begins
at a railroad right-of-way north of 427 Street and continues southward to 53
Street. Along 47th Street the Area begins at Racine Avenue on the east and con-
tinues westward to a railroad right-of-way west of Hoyne Avenue. Along 51%
Street the Area begins at Loomis Boulevard on the east and continues west to the
alley west of Damen Avenue. In addition, the Area includes several pockets that
extend off of the main spines formed by Ashland Avenue, 47% and 51% Streets. A
boundary map of the Area is provided in Appendix, Attachment Two, Exhibit
A, Boundary Map of TIF Area and the legal description of the Area is provided
in Appendix, Attachment Three, Legal Description.

B. Existing Conditions

The core of the Area consists primarily of older industrial properties and commer-
cial properties located along Ashland Avenue, 47t and 51% Streets (see Appen-
dix, Attachment Two, Exhibit B, Generalized Existing Land Use Assess-
ment Map). Residential uses are scattered along these commercial corridors and
constitute the majority of uses within the sections of the Area located adjacent fo
these commercial corridors. Zoning classifications in the Area include varying
industrial, commercial and residential categories as shown on Exhibit D, Gener-
alized Existing Zoning Map of Attachment Two of the Appendix.

Many of the structures and site improvements in the Area are in need of repair as
documented in the Eligibility Study included as Appendix, Attachment One.
Lack of widespread public and private investment is evidenced by sigmificant
needs in the public infrastructure and deterioration of private properties. The
Area is further characterized by the following conditions:

+ the predominance (92%) of structures that are 35 years or older:!
- dilapidation (22%};

+  ohsolescence (66%);

+ deterioration of buildings and site improvements (95%);

! This is 42% greater than the statutory requirement. Under the Tax Increment Allocation Redevelopment Act,
for designation of an area as a Conservation Area, 50% or more of the buildings must be 35 years oid or slder.
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« illegal use of individual structures (less than 1%);

presence of structures below minimum code standards (21%);
+  excessive vacancies (20%);
+ lack of ventilation, light or sanitary facilities (3%);

excessive land coverage and overcrowding of structures (65%);
*+ deleterious land use and layout (53% of sub-areas?);

lack of community planning (93% of sub-areas?); and
* declining or sub-par Area EAV growth.

In addition, streets contain potholes and cracked surfaces. Sidewalks and curbs
exhibited cracked and broken sections. Streetlights were leaning, rusted and bro-
ken. Several viaducts exhibited spalling material on wing walls and other con-
crete surfaces, and several viaducts had inadequate clearances. All of these condi-
tions further hinder efficient industrial and commercial operations of the Area.
The conditions and locations of these conditions are further detailed in the Eligi-
bility Study.

C. Area Decline

During the past several decades, the Area has experienced significant decline. In
some instances, vacant lots exist that once were occupied with commercial and
residential buildings. The building stock is declining and some structures are va-
cant. The visual character of the Area suffers greatly from vacant storefronts and
deteriorated buildings.

Three redevelopment areas have been established to the north and east of the
Area: The Stockyards Industrial-Commercial Redevelopment Area, the Stockyards
Scutheast Quadrant Industrial Redevelopment Area, and the Stockyards Anmnex
Redevelopment Project Area (see Exhibit I, Adjacent Redevelopment Areas
Map in Attachment Two of the Appendix). The establishment of these three
areas has resulted in an increase in development activity north and east of the
Area. The City and the State of Illinois (“State”) have also included much of the
Area in Enterprise Zone 2 (see Exhibit G, Enterprise Zone Map in Attach-
ment Two of the Appendix) and the U. S. Department of Housing and Urban
Development (HUD) have included a significant portion of the Area in the Federal
Empowerment Zone Program (see Exhibit F, Empowerment Zone Map in At-
tachment Two of the Appendix), However, these initiatives have not resulted
in significant redevelopment activity in the commercial corridors and residential
neighborhoods surrounding the former stockyards.

In addition, a portion of the 47th/Ashland Area is located in the southern portion
of the Stockyards Industrial Corridor (one of 22 industrial corridors established by
the City). Predominant industry types include: food and kindred products, truck-
ing and warehousing, fabricated metals, and chemical products.

Over the decades that the stockyards area was in decline a corresponding decline
was occurring in the commercial and residential areas that bordered the stock-

? Bub-Area refers to the Sub-Area key map contained in the Appendix.

(9.26-01 PGAV Urban Consulting
Revised January 30, 2002 Page 1-3



47th/Ashiand TIF
Redevelopment Plan and Project City of Chicago

yards. This negative secondary effect was a result of the lost jobs and secondary
economic impacts that occurred as the stockyards gradually became less of an eco-
nomic engine. As residents moved elsewhere to find employment the market for
businesses and demand for housing also declined. The rebirth of the stockyards
over a decade ago (as an economic engine for the south side of Chicago) has not
created wide spread positive economic benefits in terms of regenerating the busi-
ness and housing market that once existed in the Area.

Within the Area, there are conditions that affect the viability of Area businesses.
These conditions are:

*+ poor street conditions;
. = lack of parking for commercial areas;
+ lack of appropriate transportation facilities and services;
» blighted conditions; and
- local resources not meeting training needs of Area businesses.

In addition, the following conditions impact the viability of Area residential prop-
erties and residential properties adjacent to the area:

< heavy truck traffic from industrial uses;

» employees of industrial and commercial uses utilizing residential streets
for parking;

» noise from industrial uses;

« deteriorated housing stock; and

+ unscreened industrial yard areas.

The survey and field investigation undertaken for this Plan shows that there is a
need to eliminate blighting conditions, address problems associated with vacant
buildings and vacant sites, and provide for improved public infrastructure.

D. Redevelopment Plan Purpose

Tax increment financing (“TIF”) is permitted by the fllinots Tax Increment Alloca-
tion Redevelopment Act, 65 ILCS 5/11-74.4-1 ef seq., as amended (the “Act”). The
Act sets forth the requirements and procedures for establishing a redevelopment
project area and a redevelopment plan. This 47th/Ashland Tax Inecrement Finane-
ing Redevelopment Plan and Project (hereafter referred to as the “Plan”) includes
the documentation as to the qualifications of the Area. The purposes of this Plan
are to provide an instrument that can be used to guide the correction of Area
blighting influences, attract new private development that will produce new em-
ployment and tax increment revenues and to stabilize existing development in the
Area. This Plan identifies those activities, sources of funds, procedures and vari-
ous other necessary requirements in order to implement tax increment financing
pursuant to the Act.

09-26-01 PGAV Urhan Consulting
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E. Plan Goals & Qbjectives

The Plan represents an opportunity for the City to implement a program to ex-
pand the tax base of the Area, increase employment, and revive commercial and
residential areas. This can be accomplished by utilizing TIF as described in Sec-
tion III. Initiatives that are part of this TIF program are designed to arrest the
spread of blight and decline of the Area. In doing 80, the TII program will help to
preserve, retain, redevelop and expand industry and business within an area that
has traditionally been industrial and commercial in nature. In addition, the op-
portunity exists to revive and enhance declining residential areas that were once
vibrant neighborhoods but have not reaped the benefits of nearby development
activity.

The primary goals of this Plan are to:

1. Creation of new commercial development and rehabilitation of existing com-
mercial uses, especially on the facade.

o

Creation of new residential uses on vacant land that includes affordable hous-
ing units.

3. Rehabilitation of existing mixed-use residential/commercial uses.

4. Public improvements along major commercial corridors, including beautifica-
tion efforts.

5. Creation of an environment within the Area that will contribute to the health,
safety and general welfare of the City and that will generate revenue for the
Area.

This Plan will create the mechanism to revitalize this important industrial area
and adjacent commercial corridors through the improvement of the physical envi-
ronment and infrastructure. The City proposes to use TIF, as well as other eco-
nomic development resources, when available, to address needs in the Area and
induce the investment of private capital. The primary corridors of the Area should
be maintained as commercial cores that serve adjacent industrial uses and resi-
dential neighborhoods. Industrial opportunities also exist within the area to pro-
vide additional jobs and an improved tax base for taxing jurisdictions. Revitaliza-
tion of residential pockets within the Area will help to provide additional housing
opportunities for Area residents.

The City recognizes that blighting influences will continue to weaken the Area
unless the City itself becomes a leader and a partner with the private sector in the
revitalization process. Consequently, the City wishes to encourage private devel-
opment activity by using TIF as a prime implementation tool to complete various
publie projects.

09-26-01 PGAV Urban Consulting
Revised January 30, 2002 Page 1-5



47th/Ashland TIF
Redevelopment Plan and Project City of Chicago

F, Redevelopment Plan and Preject Activities and Cosgits

The projects anticipated for the Area may include, but are not limited to:

+ land acquisition;
street, alley and sidewalk construction;

+ transportation improvements;

+  utility work;

+  property rehabilitation and improvements to various existing properties
and streetscapes;

« private developer assistance;

= site clean-up and preparation;

*  marketing and promotion; and
job training.

The anticipated activities and associated costs are shown in Table 6-1, Esti-
mated Redevelopment Project Costs, included in Section 6. The total esti-
mated cost for the activities listed in Table 6-1 are $25,000,000.

G. Summarv & Conclusions

This Plan summarizes the analyses and findings of the consultant’s work, which,
unless otherwise noted, is the responsibility of PGAV-Urban Consulting (“Con-
sultant”). The City is entitled to rely on the findings and conclusions of this Plan
in designating the Area as a redevelopment project area under the Act. The Con-
sultant has prepared this Plan and the related Eligibility Study with the under-
standing that the City would rely; 1) on the findings and conclusions of the Plan
and the related Eligibility Study in proceeding with the designation of the Area
and the adoption and implementation of the Flan, and 2) on the fact that the Con-
sultant compiled the necessary information so that the Plan and the related Eligi-
bility Study will comply with the Act.

The study and survey of the Area indicate that the requirements necessary for
designation of the Area as a “conservation area” under the Act are present. There-
fore, the Area iz qualified under the terms of these definitions in the Act. This
Plan and the supporting documentation contained in the Eligibility Study indi-
cates that the Area on the whole has not been subject to growth and development
through investment by private enterprise, and would not reasonably be antici-
pated to be developed without the adoption of the Plan.
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SECTION 11 - AREA LOCATION, LEGAL DESCRIPTION AND
PROJECT BOUNDARY

The Area is located six miles southwest of downtown Chicago and approximately
two miles west of the Dan Ryan Expressway (1-90/94). The Area contains ap-
proximately 325 acres and consists of 100 (full and partial) blocks and 1,208 tax
parcels.

The Area is irregularly shaped and is adjacent or in close proximity to several ex-
isting redevelopment areas located to the north and east. The core of the Area
generally follows three corridors along Ashland Avenue, 47 and 51% Streets. On
the north, along Ashland Avenue, the Area begins at a railroad right-of-way north
of 49m Street and continues southward to 53 Street. Along 47th Street the Area
begins at Racine Avenue on the east and continues westward to a railroad right-
of-way west of Hoyne Avenue. Along 51* Street the Area begins at Loomis Boule-
vard on the east and continues west to the alley west of Damen Avenue. In addi-
tion, the Area includes several pockets that extend off of the main spines formed
by Ashland Avenue and 47% and 515 Streets. The northern portion of the Area
includes properties along 437 Street west of Ashland Avenue to Wolcott Avenue.
The eastern portion of the Area includes properties located between the Stock-
yards Redevelopment Area's to the east, Ashland Avenue and 47t Street. The
Southern portion of the Area includes residential uses located east of Ashland
Avenue in an area located between Loomis Street, Ashland Avenue, 49th Street
and 51 Street.

The boundaries of the Area include only those contiguous parcels of real property
and improvements substantially benefited by the activities to be undertaken as a
part of the Plan. Since the boundaries of the Area include approximately 325
acres of land, the statutory minimum of 1.5 acres is exceeded. The boundaries of
the Area are shown on Appendix, Attachment Two, Exhibit A, Boundary
Map of TIF Area and the boundaries are described in Appendix, Attachment
Three, Legal Description. A listing of the permanent index numbers and the
2000 equalized assessed value for all properties in the Area is included in Appen-
dix, Attachment Four, 2000 Estimated EAV by Tax Parcel

As indicated on Appendix, Attachment Two, Exhibit A, Boundary Map of
TIF Area, the boundaries of the Area cover a large geographic area. These prop-
erties represent areas that have failed to benefit from the on-going redevelopment
activities associated with the Stockyards area to the north.

Where appropriate, institutional uses have been included in the Area. These uses
are adjacent to the declining areas discussed above and in some cases also contain
deteriorating conditions. All properties within the Area will benefit from a pro-
gram that will address the blighted conditions of the Area.

(09-26-01 ' PGAV Urban Consulting
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SECTION HI - STATUTORY BASIS FOR TAX
INCREMENT FINANCING

A, Introduction

In January 1977, Tax Increment Financing (TIF) was made possible by the Illinois
General Assembly through passage of the Tax Increment Allocation Redevelop-
ment Act, 656 ILCS 5/11-74.4-1 et seq., as amended (the “Act”). The Act provides a
means for municipalities, after the approval of a redevelopment plan and project,
to redevelop blighted, conservation, or industrial park conservation areas and to
finance eligible “redevelopment project costs” with incremental properiy tax reve-
nues. “Incremental property tax” or “incremental property taxeg” are derived from
the increase in the current EAV of real property within the redevelopment project
area over and above the “certified initial EAV” of such real property. Any increase
in EAV is then multiplied by the current tax rate, which results in incremental
property taxes. A decline in current EAV does not result in a negative incre-
mental property tax.

To finance redevelopment project costs, 8 municipality may issue obligations se-
cured by incremental property taxes to be generated within the Area. In addition,
a municipality may pledge towards payment of such obligations any part or any
combination of the following:

(a) net revenues of all or part of any redevelopment project;

(b) taxes levied and collected on any or all property in the municipality;
(c) the full faith and credit of the municipality;

(d) a mortgage on part or all of the redevelopment project; or

(e) any other taxes or anticipated receipts that the municipality may law-
fully pledge.

TIF does not generate tax revenues by increasing tax rates. It generates revenues
by allowing the municipality to capture, for a specified period, the new revenues
produced by the enhanced valuation of properties resulting from the municipal-
ity's redevelopment program, improvements and activities, various redevelopment
projects, and the reassessment of properties. This increase or "increment" can be
used to finance "redevelopment project costs” such as land acquisition, site clear-
ance, building rehabilitation, interest subsidy, construction of public infrastruec-
ture, etc. as permitted by the Act.

Under the Act, all taxing districts continue to receive property taxes levied on the
initial valuation of properties within the redevelopment project area. Addition-
ally, taxing districts can receive distributions of excess incremental property taxes
when annual incremental property taxes received exceed principal and interest
obligations for that year and redevelopment project costs necessary to implement

09.26-01 PGAV Urban Consulting
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the Plan have been paid. Taxing districts also benefit from the increased property
tax base after redevelopment project costs and obligations are paid.

As used herein and in the Act, the term “Redevelopment Project” (“Project”) means
any public and private development project in furtherance of the objectives of a
redevelopment plan. The term “Area” means an area designated by the municipal-
ity, which is not less in the aggregate than 1-1/2 acres and in respect to which the
municipality has made a finding that there exist conditions which cause the area
to be classified as an industrial park conservation area or a blighted area or a con-
servation area, or a combination of both blighted area and a conservation area.
Plan means the comprehensive program of the municipality for development or
redevelopment intended by the payment of redevelopment project costs to reduce
or eliminate those conditions the existence of which qualified the redevelopment
project area for utilization of tax increment financing, and thereby to enhance the
tax base of the taxing districts which extend into the redevelopment project area.

The Ilinois General Assembly made various findings in adopting the Act:

1. That there exists in many municipalities within the State blighted and
conservation areas; and

2, That the eradication of blighted areas and the treatment and improvement
of conservation areas by redevelopment projects are essential to the public
interest and welfare.

These findings were made on the basis that the presence of blight, or conditions
which lead to blight, are detrimental to the safety, health, welfare and morals of
the public.

To ensure that the exercise of these powers is proper and in the public interest,
the Act specifies certain requirements that must be met before a municipality can
proceed with implementing a redevelopment plan. One of these requirements is
that the municipality must demonstrate that a redevelopment project area quali-
fies for designation, With certain exceptions, an area must qualify generally ei-
ther as:

a blighted area (both “improved” and “vacant” or a combination of both); or

a conservation area; or
« a combination of both blighted areas and conservation areas within the

definitions for each set forth in the Act.

The Act offers detailed definitions of the blighting factors used to qualify areas.
These definitions were used as the basis for preparing the Eligibility Study.

B. The Redevelopment Plan for the 47th/Ashland Tax Increment Financ-

ing Redevelopment Project Area.

As evidenced in the Eligibility Study and summarized herein, the Area as a
whole has not been subject to growth and development through private invest-
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ment, Furthermore, it is not reasonable to expect that the Area as a whole will be
redeveloped without the use of TIF.

This Plan has been formulated in accordance with the provisions of the Act and is
intended to guide improvements and activities within the Area in order to stimu-
late private investment in the Area, The goal of the City, through implementation
of this Plan, is that the entire Area be revitalized on a comprehensive and planned
basis to ensure that private investment in rehabilitation and new development
occurs in the following manner:

i On a coordinated rather than piecemeal basis to insure that land use, ac-
cess and circulation, parking, public services and urban design are func-
tionally integrated and meet present-day prineiples and standards;

2. On a reasonable, comprehensive and integrated basis to ensure that blight-
ing factors are eliminated; and

3. Within a reasonable and defined period so that the Area may contribute
productively to the economic vitality of the City.

This Plan sets forth the overall Project which are those public and private activi-
ties to be undertaken to accomplish the City's above-stated goal. During imple-
mentation of the Project, the City may, from time to time: (i) undertake or cause to
be undertaken public improvements and activities; and (ii) enter into redevelop-
ment agreements with private entities to construct, rehabilitate, renovate or re-
store private improvements on one or several parcels (collectively referred to as
“Redevelopment Projects”).

Successful implementation of this Plan requires that the City utilize incremental
property taxes and other resources in accordance with the Act to stimulate the
comprehensive and coordinated development of the Area. Only through the utili-
zation of tax increment financing will the Area develop on a comprehensive and
coordinated basis, thereby reducing or eliminating the conditions that have pre-
cluded development of the Area by the private sector. The use of incremental
property taxes will permit the City to direct, implement and coordinate public im-
provements and activities to stimulate private investment within the Area.

09-26-01 PGAV Urban Consulting
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SECTION IV - REDEVELOPMENT GOALS
AND OBJECTIVES

In preparing this document, the Consultant utilized prior planning studies such
as, A Plan for Industry in Chicogo’s South Side, prepared by the City of Chicago,
Department of Planning and Development. In addition, data was obtained from
the Back of the Yards Neighborhood Council, comments expressed at neighbor-
hood meetings and field investigations by the Consultant. The intent of these ef-
forts was to determine and document information regarding the needs of the Area
and proposals for the future.

The Area’s boundaries were established after investigation of existing conditions
and input by the City of Chicago, Department of Planning and Development, to
maximize utilization of development tools created by the Act and its ability to ad-
dress Area problems,

As a result of these efforts, various goals and objectives have been established for
the Area as noted in this section.

A. Gouals of the 47th/Ashland Redevelopment Area

Listed below are the general goals adopted by the City for redevelopment of the
Area. These goals provide overall focus and direction for this Plan as follows:

1. Creation of new commercial development and rehabilitation of existing com-
mercial uses, especially en the facades.

2. Creation of new residential uses on vacant land that includes affordable hous-
iNg untts.

3. Rehabilitation of existing mixed-use residential/commercial uses.

4. Public improvements along major commercial corridors, including beautifica-
tion efforts.

5. Creation of an environment within the Area that will contribute to the health,
safety and general welfare of the City and that will generate revenue for the
Area.

In addition to these general goals, several items originally identified during the
“model industrial corridor” planning process developed by the City are included.
These characteristics are stated below as additional goals of this Plan to address
industrial uses in the Area and reflect a continuation of the process developed for
the “model industrial corridor” program that named a portion of the Area as one of
22 industrial corridors:

+  Improve safety and security;
+  Improve accessibility and functionality;
Develop a management entity;

09-31-01 PGAV Urban Consulting
Revigsed January 30, 2002 Page 4-1



4T7th/Ashland TIF
Redevelopment Plan and Project City of Chicago

+  Improve the appearance and establish an identity; and
* Increase the Area’s marketability and competitiveness.

B. Redevelopment Objectives

Listed below are the redevelopment objectives that will puide planning decisions
regarding redevelopment within the Area:

1. Remove structurally substandard buildings, obsolete building types, delete-
rious uses, and other blighting influences through acquisition and demoli-
tion, or through private and public rehabilitation,

2. Assemble current City-owned vacant lots and other land into parcels of
appropriate shape and sufficient size to meet contemporary development
needs and standards for residential, commercial, institutional, and indus-
trial uses, and street and traffic improvements.

3. Create a coherent overall urban design and character, especially along the
commercial corridors.

4. Provide necessary public improvements and facilities in proper relationship
to the projected demand for such facilities and in accordance with modern
design standards for such facilities.

5. Establish job training, job readiness and other programs permitted in the
Act to provide residents from within, and surrounding the Area with the
skills and other needs necessary to secure jobs within the Area and adja-
cent redevelopment project areas.

6. Secure commitments from employers located in the Area and any current
or future adjacent redevelopment project areas to interview graduates of
the Area’s job readiness and job training programs.

7, Provide opportunities for women-owned and minority-owned businesses.

8. Maximize the existing accessibility features of the Area and ensure that it
is served by a street system and public transportation facilities that pro-
vide safe and convenient access to, and circulation within, the Area.

9. Enhance and strengthen the viability of the Area and surrounding neigh-
borhoods through provision of TIF funding for capital improvement projects
in the Area and through the use of other redevelopment mechanisms to
promote development,

C. Development and Design Objectives

Listed below are the specific development and design objectives which will assist
the City in directing and coordinating public and private improvement and in-
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vestment thronghout the Area in order to achieve the general goals and redevel-
opment objectives for the Area identified previcusly in this Plan.

The following guidelines are intended to help attract desirable new businesses and
employment opportunities, foster a consistent and coordinated development pat-
tern and create an attractive and quality image and identity for the Area,

1. Land Use

*  Promote comprehensive, redevelopment of the Area as a planned and
cohesive mix of rehabilitated residential neighborhoods, industrial uses,
and supporting commercial corridors.

*  Provide sites for a ranpe of land uses with primary emphasis on resi-
dential uses in residential neighborhoods, retzail and commercial service
uses along commercial corridors and industrial uses where appropniate.
However, the plan recognizes the need for and existence of institutional
uses and parks where appropriate.

2. Building and Site Development

»  Repair and rehabilitate existing buildings in poor condition, when fea-
sible, and demolish buildings where rehabilitation is not feasible.

+  Reuse vacant buildings in serviceable condition for new business, indus-
try or residential uses.

» Preserve and promote buildings with historic and architectural value,
where appropriate.

»  Ensure that the design of new buildings is compatible with the sur-
rounding building context.

*  Promote the use of themed architectural treatments (including lighting,
signage and landscaping)} around buildings to add visual interest.

»  Locate building service and loading areas away from front entrances
and major streets where possible.

*  Require sufficient space for off street parking for area businesses and
industrial uses.

3. Transportation and Infrastructure

+  Provide safe and convenient access to and within the Area for trucks,
autos, pedestrians and public transportation.

« Improve the street surface conditions, street lighting, curbs, sidewalks
and traffic signalization,
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Discourage or eliminate truck traffic through residential areas.

Consider closing selected street segments to create larger building sites
and enhance opportunities for new development.

Improve viaduct clearances and the condition of viaduct structures.

Promote commercial and industrial developments that incorporate
transit facilities into their design.

Upgrade public utilities and infrastructure throughout the Area as re-
quired.

4. Urban Design

.

Establish a comprehensive streetscape system to guide the design and
location of light fixtures, sidewalks, paving materials, landscaping,
street furniture and signage throughout the Area.

Enhance the appearance of the Area by landscaping the major street
corridors and repaving deteriorating sidewalks and curbs.

Provide distinctive design features, including landscaping and signage,
at the major entryways into the Area to create a unified identity,

Clean-up and maintain vacant land, particularly in highly visible loca-
tions; where feasible, use vacant lots for permanent, attractive open
space, off-street parking or new residential construction where appro-
priate.

Eliminate iHegal dumping, abandoned vehicles, overgrown weeds and
graffiti.

Discourage proliferation of building and site signage and restrict off-
premises advertising to the extent permitted by law.

5. Landscaping and Open Space

Provide landscaped buffer areas around the periphery of, and within
the Area to secure areas and reduce the negative visual impact of com-
mercial and industrial activities on residential neighborhoods.

Secreen active rail tracks with landscaping.

Ensure that all landscaping and design materials comply with the City
of Chicago Landscape Ordinance.

Design, landscape and light open spaces to promote a high level of secu-
rity.
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SECTION V- BASIS FOR ELIGIBILITY
OF THE AREA & FINDINGS

A, Introduction

To designate a redevelopment project ares, according to the requirements of the
Act a municipality must find that there exist conditions which cause such project
area to be classified as a blighted area, conservation area, combination of blighted
and conservation areas, or an industrial park conservation area. The Eligibility
Study included as Attachment One of the Appendix provides a comprehensive
report documenting all factors required by the Act to make a determination that
the Area is eligible under the Act. Following the background information provided
below, a summary of the information provided in the Eligibility Stody is pre-
sented.

B. Area Background Information

1. Existing Land Use and Zoning
A tabulation of the existing land use within the Area is provided below:

Table 5-1
Tabulation of Existing Land Use

Land Use Land Area % of Net Land | % of Gross

_ Acres Areal Land Area
Industrial 113 49% 35%
Commercial 68 28% 21%
Institutionel, Public, Semi-Public 14 6% 4%
Vacant Land 19 8% 6%
Residential 19 8% 6%
Public Right-of-Way 92 N/A 28%
Total 325 Ac. 100% 100%

I Net Land Area does not include public right-of-way.
Note: Percentage and acreage figures are approximated due to rounding.

The existing land uses itemized in Table 5-1 show the predominantly industrial
nature of the Area (49% of the net land area is industrial). In addition to indus-
try, the Area is home to numerous commercial uses along 47t Street, Ashland
Avenue and 51¢ Street. Commercial uses comprise 29% of the net land area.
Residential use comprise 8% of the net land area and are primarily located east of
Ashland Avenue between 49" and 515t Street although residential uses are scat-
tered throughout the Area. Several schools (institutional uses) are also located in
the Area.
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Adequate parking is not provided in the commereial corridors along Ashland Ave-
nue, 47% and 51 Streets. These older commercial corridors along major transpor-
tation routes were constructed with little off-street parking for businesses or up-
per floor residential uses. In addition, most of the commercial development along
these corridors backs up to densely populated residential neighborhoods. Parking
is limited because of narrow street frontages for individual businesses, dense
commercial development, and nearby densely populated residential side streets.

There are no significant multi-tenant retail shopping centers in the Area; although
immediately to the north in the Stockyards Commercial/Industrial Redevelopment
Area several commercial “big box” retail uses are present.

Along the flanks of the Area and within some residential pockets, residential uses
are in close proximity to industries and businesses. The boundary separating resi-
dential and industrial uses is often 5 local access road or alley. These situations
often create conflicts related to traffic generation and use of on-street parking by
Area employees and customers. The pockets of residential uses along the major
corridors are isolated from surrounding residential neighborhoods by industrial or
commercial land uses.

The majority of property within the Area is zoned for industrial and commer-
cial/business uses, Residential zoning primarily covers the portion of the Area
east of Ashland and south of 49 Street. (see Exhibit D, Generalized Existing
Zoning Map in Attachment Two of the Appendix).

2. Prior Efforts

Prior efforts by the City, Area leaders, residents, businesses and groups have met
with limited success and have been limited to minor street and alley improve-
ments, on-going maintenance of public improvements and business retention and
development programs. Three redevelopment areas have been established north
and east of the Area. However, these efforts and the proximity to adjacent rede-
velopment activity has not prevented further decline in the Area because of the
age, condition and obsolete nature of the commercial and residential building
stock of the Area. The City is developing this Plan and Program in an sttempt to
attract new growth and development.

The City and the State of Illinois (“State”) have designated 80% of the Area as a
part of Enterprise Zone 2 (see Exhibit G, Enterprise Zone Map in Attachment
Two of the Appendix). In addition, the City and the U. S. department of Hous-
ing and Urban Development have included 48% of the Area in the Federal Em-
powerment Zone Program (see Exhibit F, Empowerment Zone Map in At-
tachment Two of the Appendix}). However, these initiatives have not reversed
decline in the area. It is anticipated that, in the future, the Enterprise Zone and
Empowerment Zone efforts in conjunction with the components of this Plan will
greatly assist in addressing Area problems.

The northern portion of the 47th/Ashland Area is located in the southern portion
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of the Stockyards Industrial Corridor. This corridor is one of the 22 industrial
corridors identified by the City. The Stockyards Industrial Corridor is home to
218 firms employing more than 17,000 workers. The Stockyards Industrial Corri-
dor employs more workers than any other industrial corridor in the City. The por-
tion of the corridor within the Area contains in excess of 20 major industrial firms
that employ more than 1,600 workers. The limits of the Area within the Stock-
yards Industrial Corridor are shown on Exhibit I, Adjacent Redevelopment
Areas Map, contained in Attachment Two of the Appendix. Industry types
represented in the Area include food and kindred products, trucking and ware-
housing, fabricated metal products and chemical products. In addition, the com-
mercial corridors along 47t Street, Ashland Avenue and 51% Street are home to
approximately 2560 commercial businesses that support the adjacent industrial
areas and provide employment opportunities and services to residents in sur-
rounding neighborhoods. Business groups such as the Back of the Yards Neigh-
borheod Council and others have continued to work to retain businesses and in-
dustries.

However, the commercial corridors and residential sections of the Area still con-
tain many vacant and deteriorated buildings. Over the decades that the stock-
yards area was in decline a corresponding decline was occurring in the commercial
and residential areas that bordered the stockyards. This negative secondary effect
was a result of the jobs and secondary economic impacts that were lost as the
stockyards gradually became less of an economic engine before its rebirth. As
residents moved elsewhere to find employment the market for businesses and de-
mand for housing also declined. The rebirth of the stockyards over a decade ago
(as an economic engine for the south side of Chicago) has not created wide spread
positive economic benefits in terms of regenerating the business and housing mar-
ket that once existed in the Area,

The primary reason for this lack of spin off effect is that most of the redevelop-
ment activity that has occurred near the Area in the last several decades was fo-
cused on the rebuilding the stockyards as an industrial area. The decline in the
housing and commercial market was not addressed. Little was done to address
the aging and obsolete commercial buildings (small narrow commercial buildings
on narrow lots) within the commercial corridors because the market was not
strong enough to attract new retail users due to the loss of population from resi-
dential areas. Likewise, as residents moved away, maintenance and upkeep of the
aging housing stock also declined. The result of these effects is a commercial
building stock that is obsolete in terms of contemporary development require-
ments and residential neighborhoods that have seen their viability reduced as de-
teriorated houses and vacant lots appeared in the once vibrant residential
neighborhoods of the Area.

3. Historic EAV and Area Decline

Historic Equalized Assessed Values (EAV's) for the Area and the rate of growth for
the City of Chicago and the Consumer Price Index (CPI) for All Urban Consumers
for the period between 1995 and 2000 were identified in the Eligibility Study.
In 1995 the EAV of the Area was approximately $46.8 million. In 2000 the EAV of
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the Area was approximately $53.7 million. These figures represent a $6.8 million
increase in EAV since 1995. However, in four of the last five years the Area ex-
perienced rates of growth below the remainder of the City. In addition, in one of
the last five years the EAV of the Area grew slower than the Consumer Price In-
dex (CPI) for All Urban Consumers published by the United States Department of
Labor. Further, approximately twelve (12) percent of the properties in the Area
are delinquent in the payment of 1999 real estate taxes. In addition, 360 building
code violations (80% of properties) have been issued on properties since January
1993.

Between January 1996 and June 2001, the building department issued 282 per-
mits. Of this total, 37 were issued for new construction, 88 were issued for demo-
lition, 33 were issued for rehabs to existing buildings, and 124 were issued for re-
pairs.

Of the 37 permits issued for new construction only 8 were issued for construction
of new buildings. Of these eight permits, one permit was issued for construction
of a single-family residence, five permits for commercial buildings, one permit for
an industrial building, and one permit for a scheol building. The remaining 29
permits for new construction were issued for a variety of site improvements in-
cluding; garages, fences, ete. Approximately 31% of the permits issued in the last
five and one-half years were issued for demolition.

Vacancies of longer than one year exist in some buildings. There is approximately
400,000 square feet of vacant industrial and commercial floor space in the Avea.
These conditions add significantly fo the view that the Area has experienced addi-
tional blight and that private market acceptance of portions of the Area is not fa-
vorable.

C. Investigation and Analvsis of Conservation Factors

In making the determination of eligibility, it is not required that each and every
property or building in the Area be blighted or otherwise qualify. It is the Area as
a whole that must be determined to be eligible. However, the factors must be rea-
sonably distributed throughout the Area.

The Act sets forth 13 separate blighting factors that are to be used to determine if
an area qualifies as a “conservation area”. If a combination of 3 or more ie found
to exist, the Redevelopment Area can be found to qualify as a “conservation area”.
In addition, there is a threshold that must be met in order for an area to be estab-
lished as a conservation area. For an area to qualify as a conservation area 50%
or more of the structures in the area must have an age of 35 years or more. The
Eligibility Study, included as Attachment One in the Appendix, defines all of
the terms and the methodology employed by the Consultant in arriving at the con-
clusions as to eligibility.

In terms of the condition of the Area, much of the Area is in need of redevelop-
ment, rehabilitation and revitalization and is characterized by:
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* the predominance (92%]) of structures that are 35 years or older;?
+ dilapidation (22%);

» obhsolescence (66%);

» deterioration of buildings and site improvements (95%);

+ illegal use of individual structures (less than 1%);

+ presence of structures below minimum code standards (21%);
*  excessive vacancies {20%);

« lack of ventilation, light or sanitary facilities (3%);

+ excessive land coverage and overcrowding of structures (65%);
+ deleterious land use and layout {53% of sub-areast);

*  lack of community planning (93% of sub-areast); and

*  declining or sub-par Area EAV growth.

In addition, sireet surfaces, sidewalks, curbs and site improvements were ob-
served to be in need of reconstruction or replacement and are doecumented further
in the Eligibility Study.

Table 5-2, Conservation Factors Matrix, provided on the following pages,
tabulates the condition of buildings in Area. This table indicates that five factors
associated with the Area are present to a major extent, five factors are present to
a minor extent, and declining or sub-par EAV growth for the entire Area is pre-
sent and that these factors are present throughout the Area.

D. Summary of Findings

It was determined in the investigation and analysis of blighting factors that the
Area qualifies as a conservation area. The Plan includes measures designed to
reduce or eliminate the deficiencies that cause the Area to qualify consistent with
the strategy of the City for revitalizing other redevelopment project areas and the
22 designated industrial corridors.

The factors noted in the Eligibility Study and summarized above are reasonably
distributed throughout the Area. Building code violations, EAV growth rates be-
low those of the City as a whole, delinquent taxes, and vacancies, are evidence
that the Area on the whole has not been subject to growth and development
through investment by private enterprise and is not reasonably anticipated to be
developed without the adoption of this Plan. Age and the requirements of con-
temporary cominercial and industrial tenants have caused portions of the Area
and its building stock to become obsolete and may result in further diginvestment
in the Area. The loss of businesses from this Area, mirroring the experience of
other large urban centers, further documents the trend line and deteriorating con-
ditions of the neighborhood. Closures, abandonment of various properties and
demolition of structures are further evidence of declining conditions in the Area,
lack of private investment, and little interest in the Area by the private market.

3 This is 42% greater than the statutory requirement. Under the Statute, for designation of an area as a Conser-
vation Area 50% or more of the buildings must be 35 years old or older.
4 Sub-Area refers to the Sub-Area key map contained in the Appendix.
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Table 5-2
47thiAshland Redevelopment Project Area
Conservation Factors Matrix
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There is approximately 400,000 square feet of vacant floor space throughout the
Area. This vacant floor space is primarily located in commercial buildings located
along the commercial corridors of the Area. Many of these properties have been
available for several years with little interest being expressed by private sector
businesses. In addition, some residential structures in the Area exhibit deterio-
rated conditions and are evidence of the need to improve residential housing stock
in the Area.

The City and State have designated a significant portion of the Area as State of
Illinois Enterprise Zone and a Federal Empowerment Zone. These designations
are in response to the deteriorating conditions in the area, recognition of the sig-
nificant needs of the Area, and realization that financial incentives are required to
attract private investment, In addition, as previously noted, a portion of the Area
is included within one of the 22 industrial corridors identified by the City.

The summary table contained on the following page highlighte the factors found to
exist in the Area that causes the Area to qualify. The summaries provided in this
section were based upon data assembled by the Consultant. The conclusions pre-
sented in this report are those of the Consultant (see full text of the Eligibility
Study in Attachment One of the Appendix).

The conclusion of the Consultant is that the number, degree and distribution of
eligibility factors as documented in this report warrant the designation of the Area
as a conservation area as set forth in the Act. Although it may be concluded that
the mere presence of the stated eligibility factors noted herein may be sufficient to
make a finding of qualification as a conservation area, this evaluation was made
on the basis that the factors must be present to an extent that would lead reason-
able persons to conclude that public intervention is appropriate or necessary. Sec-
ondly, the distribution of conservation area eligibility factors throughout the Area
must be reasonable so that a sound area is not arbitrarily qualified simply because
of proximity to an area that exhibits conservation area factors.

Therefore, it is the conclusion of the Consultant that the Area qualifies as a con-
servation area to be designated as a redevelopment project area and eligible for
Tax Increment Financing under the Act. The local governing body should review
this report and, if satisfied with the summary of findings contained herein, adopt
a resolution making a finding of a conservation area for the Area, and making this
report a part of the public record.
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A. Conservation Area Statutory Factors
FACTOR! EXISTING IN
AREA?
Ages 92% of bldgs.
exceed 35 years
of age.
1 Dilapidation Minor Extent
2 Obsolescence Major Extent
3 Deterioration Major Extent
4 | Nlegal use of individual structures Minor Extent
5 Presence of structures below minimum code stan- .
Minor Extent
dards
8 Excessive vacancies _ Mir;_qr Extent
7 Lack of ventilation, light or sanitary facilities Minor Extent
8 Inadequate utilities Not Present
9 | Excessive land coverage Major Extent
10 | Deleterious land use or layout Major Extent
11 | Environmental clean-up Not Present
12 | Lack of Community Planning Major Extent
13 | Declining or sub-par EAV growth Present
Notes:

1 Only three factors ar¢ required by the Act for eligibility. Eleven factors are present in the
Area.

2  Factors found to exist on more then 30% of the structures or sub-areas in the Area were
identified as being found to a major extent. Factors found to exist on less then 50% of the
structures or sub-areas in the Area were identified as being found to a minor extent., Five
factors were found to exist to a major extent, five were found to exist to a minor extent and
declining or sub-par EAV growth for the entire Area was present.

3 Age, although not a blighting factor for designation, is a threshald that must be met before
an Area can qualify as a Conservation Area.
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SECTION VI - REDEVELOPMENT PLAN
AND PROJECT

A, Introduction

This section presents the Plan and Project for the Area. Pursuant to the Act,
when the finding is made that an area qualifies as a conservation, blighted, com-
bination of conservation and blighted areas, or industrial park conservation area,
a redevelopment plan must be prepared. A redevelopment plan is defined in the
Act at 65 TLCS 5/11-74.4-3 (n) as:

the comprehensive program of the municipaility for development or redevel-
opment intended by the payment of redevelopment project cesis to reduce or
eliminate those conditions the existence of which qualified the redevelopment
project arec as o “blighted area™ or “conservation area” or combination
thereof or “industrial park conservation area”, and thereby to enhance the
tax bases of the taxing disiricts which extend info the redevelopment project
area.

B, (Generalized Land Use Plan

The generalized land use plan for the Area is presented as Exhibit C, General-
ized Land Use Plan included in Attachment Two of the Appendix.

The generalized land use plan for the Area will be in effect upon adoption of this
Plan. This land use plan is a generalized plan in that it states land use categories
and alternative land uses that apply to each block in the Area. Existing land uses
that are not consistent with these categories may be permitted to remain. How-
ever, TIF assistance will only be provided for those properties in conformity with
this generalized land use plan,

The Area should be redeveloped primarily as a planned and cohesive industrial,
business and employment center providing sites for a wide range of land uses,
including industrial, office, commercial, residential, and institutional uses. The
various land uses should be arranged and located to minimize conflicts between
neighboring land use activities. The intent of this redevelopment program is also
to enhance and support the existing, viable commereial businesses and residential
uses in the Area through providing opportunities for financial assistance for ex-
pansion and growth where appropriate.

The generalized land use plan highlights opportunities for industrial and business
improvement, enhancement and new development within the Area. The general-
ized land use plan is focused on maintaining and enhancing sound and viable ex-
isting businesses, promoting new business development and residential develop-
ment at selected locations. The generalized land use plan designates six (6) land
use categories within the Area as follows:

i. Residential
ii. Mixed Use (Residential, Commercial, Industrial, Institutional)
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iit. Commercial

tv. Industrial

v. Institutional
vi. Transportation

These six categories, and their location on Exhibit C, Generalized Land Use
Plan, included in Attachment Two of the Appendix were developed from sev-
eral factors: existing land use, the existing underlying zoning district and the land
use anticipated in the future. For the purposes of this report, several sub-areas
are identified below. The purpose of discussing these sub-areas is an attempt to
reflect the predominant existing land uses that are present in these areas and the
homogeneous nature of the uses in these areas. However, for specific locations
within the Area reference should be made to Exhibit C.

Industrial Core

This sub-area represents the core of the industrial portion of the Area. This
sub-area encompasses the majority of the northern and northeastern por-
tion of the Area and generally includes the area north of 47t Street and
east of Ashland Avenue and north of 43 Street west of Ashland Avenue.
Existing land uses in this sub-area are predominately industrial with a
limited number of scattered commercial and residential uses. The underly-
ing zoning for this sub-area is predominately industrial.

The Generalized Land Use Plan calls for a continuation of industrial uses
in this area and attempts to reflect existing land uses and underlying zon-
ing where possible. In addition, mixed use has been included in a portion
of this sub-area should expansion of other uses be necessary. However, it
is the intent in this sub-area to mainly provide for large-scale industrial
uses that can be developed or redeveloped on the larger lots that currently
exist. Development is intended to mirror development in adjacent indus-
trial areas,

475 Street. 518 Street and Ashland Avenue

Along Ashland Avenue, 47t Street and 515t Street, commercial and widely
scattered ground floor residential uses currently exist. Underlying zoning
designations along these corridors are generally commercial or business in
nature. The Generalized Land Use Plan calls for continued commercial
uses along these corridors and allows for the inclusion of mixed use where
appropriate. Residential uses are not anticipated to be the dominant land
use at the ground level in aress identified as commercial. However, in
those instances where upper floor residential uses can be appropriately de-
veloped above ground floor commercial uses, they should be supported.
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Regidential (Justine, Laflin. Bishop and Loomis)

This sub-area generally consists of existing residential uses along Justine,
Laflin, and Bishop Streets and Loomis Boulevard. The Generalized Land
Use Plan indicates that the property in this sub-area should continue to be
used for residential purposes (with the exception of Richards High School
which is identified as institutional). The Generalized Land Use Plan re-
flects underlying zoning that algo calls for the sub-area to continue to serve
as a residential area. The Generalized Land Use Plan adds the residential
component to provide for in-fill residential construction and rehabilitation
of residential uses within the Area where they are most appropriate.

It is not the intent of the Generalized Land Use Plan to eliminate non-conforming
existing uses. The intent is to prohibit the expansion of certain uses where inap-
propriate, promote changes in use where appropriate and allow the various sub-
area’s to remain intact so that defined commercial corridors, industrial districts
and residential neighborhoods can be maintained. Existing non-conforming uses
may remain until such time that they are no longer viable for their current use as
determined under other City ordinances governing non-conforming uses or become
redeveloped in a manner consistent with this Plan.

C. Redevelopment Projects

To achieve the objectives proposed in the Plan, a number of projects and activities
will need to be undertaken. An essential element of the Plan is a combination of
private projects, as well as public projects and infrastructure improvements. All
redevelopment project activities will be subject to the provisions of the City’s ordi-
nances and applicable codes as may be in existence and may be amended from
time-to-time. Projects and activities necessary to implement the Plan may include
the following:

1. Private Redevelopment Projects;

Rehabilitation of existing properties including adaptive reuse of certain exist-
ing buildings built for one use but proposed for another use. New construction
or reconstruction of private buildings at various locations as permitted by the
Plan.

2.  Public Redevelopment Projects:

Public projects and support activities will be used to induce and complement
private investment. These may include, but are not limited to: street im-
provements, building rehabilitation; land assembly and site preparation;
street work; transportation improvement programs and facilities; public utili-
ties (water, sanitary and storm sewer facilities); environmental clean-up; park
improvements; school improvements; landscaping; traffic signalization; pro-
motional and improvement programs; signage and lighting, as well as other
programs as may be provided by the City and permitted by the Act.

09.26-01 PGAV Urban Consulting
Revised January 30, 2002 Paps 6-3



47th/Ashland TIF
Redovelopment Plan and Project City of Chicago

The estimated costs associated with the eligible public redevelopment projects
are presented in Table 6-1, Estimated Redevelopment Project Costs
shown on the following page. These projects are necessary to address the
needs of the Area identified in this Plan. This estimate includes reasonable or
necessary costs incurred or estimated to be incurred in the implementation of
this Plan. A description of eligible redevelopment project costs pursuant to
the Act is contained in Section VII of this Plan.

The City proposes to achieve its redevelopment goals and objectives for the
Area through the use of public financing techniques including, but not limited
to, tax increment financing. The City also reserves the right to undertake
additional activities and improvements authorized under the Act.

3. Property Assembly:

The City will encourage property acquisition and land assembly by the pri-
vate sector in accordance with this Plan. To meet the goals and objectives
of this Plan, the City may acquire and assemble property throughout the
Area. Land assemblage by the City may be by purchase, exchange, dona-
tion, lease, eminent domain or through the Tax Reactivation Program and
may be for the purpose of: (a) sale, lease or conveyance to private develop-
ers; or {b) sale, lease, conveyance or dedication for the construction of pub-
lic improvements or facilities, Furthermore, the City may require written
redevelopment agreements with developers before acquiring any proper-
ties. As appropriate, the City may devote acquired property to temporary
uses until such property is scheduled for disposition and redevelopment.

Exhibit H-1, Land Acquisition Overview Map, included in Attach-
ment Two of the Appendix, indicates the parcels currently proposed to be
acquired for clearance and redevelopment in the Project Area. Exhibit H-
2, Land Acquisition By Block And Parcel Identification Number, in-
cluded in Attachment Two of the Appendix, portrays the acquisition
properties in more detail.

In connection with the City exercising its power to acquire real property
not currently identified on Exhibit H-1 or H-2, including the exercise of
the power of eminent domain, under the Act in implementing the Plan, the
City will follow its customary procedures of having each such acquisition
recommended by the Community Development Commission (or successor
commission) and authorized by the City Council of the City. Acquisition of
such real property as may be authorized by the City Council does not con-
stitute a change in the nature of this Redevelopment Plan.
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TABLE 6-1
Estimated Redevelopment Project Costs
Eligible Expense ' Estimated Costs
1. Analysis, Administration, Studies, Surveys, Legal, % 1,000,600
Marketing, ete.
2. Property Assembly including Aequisitien, $ 8,000,000
Site Prep and Dermolition, Environmental Remediation
3. Rehabilitation of Existing Buildings, 3 7,300,000
Fixtures and Leasehold Improvements,
Affordable Housing Construetion and
Rehabilitation Costs
4, Public Works & Improvernents, including $ 35,000,000
streets and utilities, parks and open space, public
facilities {schools & other public facilities)?
5. Relocation Costs $ 1,500,000
6. Job Training, Retraining, Welfare-to-Work $ 1,000,000
7.  Day Care Services $ 1,000,000
B. Interest Subsidy $ 2,200,000
Total Redevalopment Costs?3 $ 25,000,000¢

'This category may also include paying for or reimbursing (i) an elementary, secondary or unit school
district's increased costs attributed to assisted housing umits, and (ii} capital coats of taxing districts
impacted by the redevelopment of the Project Area. As permitted by the Act, to the extent the City by
written agreement accepis and approves the same, the City may pay, or reimburse all, or a portion of a
taxing district’s capital costs resulting from e redevelopment project necessarily incurred or to be in.
curred within a taxing district in furtherance of the objectives of this Plan.

?Total Redevelopment Project Costs exclude any additional fnancing costs, including any interest ex-
pense, capitalized interest and costs associated with pptional redemptions. These costs are subject to
prevailing market conditions and are in addition to Total Redevelopment Project Costs,

4The amount of the Total Redevelopment Project Costs that can be incurred in the Project; Arez will be
reduced by the amount of redevelopment project costs incurred in contiguous redevelopment project ar-
eas, or those separated from the Project Area only by a public vight-of-way, that sre permitted under
the Act to be paid, and are paid, from incremental property taxes generated in the Project Area, but
will not be reduced by the amount of redevelopment project costs incurred in the Project Ares which
ara paid from ineremental property taxes generated in contiguous redevelopment project areas or those
separated from the Project Avea only by a public right-of-way.

4Increases in estimated Tetal Redevelopment Project Costs of more than five percent, after adjustment
for inflation from the date of the Plan adoption, are subject to the Plan amendment procedures as pro-
vided under the Act.

Additional funding from other sources such as federal, state, county, or local grant funds may be util-
ized to supplement the City’s ability to finance Redevelopment Project Costs identified above.
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For properties described on Exhibit H-1 and H-2, the acquisition of occu-
pied properties by the City shall commence within four (4) years from the
date of the publication of the ordinance approving the Plan. Acquisition
shall be deemed to have commenced with the sending of an offer letter. Af-
ter the expiration of this four-year period, the City may acquire such prop-
erty pursuant to this Plan under the Act according to its customary proce-
dures as described in the preceding paragraph.

The City may demolish improvements, remove and grade soils and prepare
sites with soils and materials suitable for new construction. Acquisition,
clearance and demolition will, to the greatest extent possible, be timed to
coincide with redevelopment activities so that tax-producing redevelopment
closely follows site clearance.

The City may {a) acquire any historic structure (whether a designated City
or State landmark or on, or eligible for, nomination to the National Regis-
ter of Historic Places); {b) demolish any non-historic festure of such struc-
ture; and {c¢) incorporate any historic structure or historic feature into a de-
velopment on the subject property or adjoining property,

There were two buildings identified in the Chicago Historic Resources Sur-
vey (CHRS) as being significant. The Peoples Theater at 1616 W. 47th
Street and Goldblatt’s Brothers Store at 4700 S. Ashland Avenue may be
eligible for listing on the National Register of Historic Places. At the time
of this writing, the Goldblatt’s Brothers Store had recently reopened and is
occupied. However, the Peoples Theater is currently vacant and dilapi-
dated. In addition, several commercial building facades were identified
during field investigation as being significant. These building facades are
located along Ashland Avenue near the intersection of Ashland and 47t
Sireet.

Relocation assistance may be provided in order to facilitate redevelopment
of portions of the Area, and to meet the other City objectives. Businesses
or households legally occupying properties to be acquired by the City may
be provided with relocation advisory and/or financial assistance as deter-
mined by the City. The Housing Impact Study, included as Appendix,
Attachment Five contains further details with respect to location and
number of residential units that may require relocation and the relocation
plan for any residents displaced as a result of this Plan.

In the event that the implementation of the Plan results in the removal of
residential housing units in the Project Area occupied by low-income
households or very low-income households, or the displacement of low-
income households or very low-income households from such residential
housing units, such households shall be provided affordable housing and
relocation agsistance not legs than that which would be provided under the
federal Uniform Relocation Assistance and Real Property Acquisition Poli-
cies Act of 1970 and the regulations thereunder, including the eligibility
criteria. Affordable housing may be either existing or newly constructed
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‘housing. The City shall make a good faith effort to ensure that this afford-
able housing is located in or near the Project Area.

As used in the above paragraph “low-income households”, “very low-income
households” and “affordable housing” shall have the meanings as set forth
in Section 3 of the Hlinois Affordable Housing Act, 310 ILCS 64/3. As of the
date of this Plan, these statutory terms are defined as follows: () “low-
income household” means a single person, family or unrelated persons liv-
ing together whose adjusted income is more than 50 percent but less than
80 percent of the median income of the area of residence, adjusted for fam-
ily size, as such adjusted income and median income are determined from
time to time by the United States Department of Housing and Urban De-
velopment (“HUD”) for purposes of Section 8 of the United States Housing
Act of 1937; (i) “very low-income household” means a single person, family
or unrelated persons lLiving together whose adjusted income is not more
than 50 percent of the median income of the area of residence, adjusted for
family size, as so determined by HUD; and (iii) “affordable housing” means
residential housing that, so long as the same is occupied by low-income
households or very low-income households, requires payment of monthly
housing costs, including utilities other than telephone, of no more than 30
percent of the maximum allowable income for such households, as applica-
ble.

As set forth in the Act, if the redevelopment plan for a redevelopment pro-
ject area would result in the displacement of residents from 10 or more in-
habited residential units, or if the redevelopment project area contains 75
or more inhabited residential units and a municipality is unable to certify
that no displacement will occur, the municipality must prepare a housing
impact study and incorporate the study in the redevelopment project plan.

The Area contains 716 inhabited residential units. The Plan provides the
development or redevelopment of several portions of the Area the may con-
tain occupied residential units. As a result, it is possible that by imple-
mentation of this Plan, the displacement of residents from 10 or more in-
habited residential units could occur.

The results of the housing impact study section are described in a separate
report which presents certain factual information required by the Act. The
report, prepared by the Consultant, is entitled “The 47th/Ashlond Tax In-
crement Financing Redevelopment Plan and Project Housing Impact Study’
and is attached as Appendix, Attachment Five of this Plan.

D. Assessment of Financial Impaoct on Taxing Districts

In 1994, the Act was amended to require an assessment of any financial impact of
the Redevelopment Project Area on, or any increased demand for services from, any
taxing district affected by the Redevelopment Plan and a description of any program
to address such financial impacts or increased demand. The City intends to moni-
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tor development in the Area and with the cooperation of the other affected taxing
districts will atternpt to ensure that any increased needs are addressed in connec-
tion with any particular development.

The following taxing districts presently levy taxes against all properties located
within the Area:

Cogk County. The County has principal responsibility for the protection of
persons and property, the provision of public health services and the main-
tenance of County highways.

Cook County Forest Preserve District. The Forest Preserve District is re-
sponsible for acquisition, restoration and management of lands for the pur-
pose of protecting and preserving open space in the City and County for the
education, pleasure and recreation of the public.

Metropolitan Water Reclamation District of Greater Chicage. This district

provides the main trunk lines for the collection of wastewater from cities,
villages and towns, and for the treatment and disposal thereof.

Chicago Community College District 508. This district is a unit of the

State of Illinois’ system of public community colleges, whose objective is to
meet the educational needs of residents of the City and other students
seeking higher education programs and services.

Board of Education of the City of Chicago. General responsibilities of the

Board of Education include the provision, maintenance and operations of
educational facilities and the provision of educational services for kinder-
garten through twelfth grade. Hamline School, Chavez Center, Seward
School and Richards High School are located within the Area. These
schools are identified on Exhibit A, Boundary Map of TIF Area included
in Attachment Two of the Appendix.

Chicago Park District. The Park District is responsible for the provision,
maintenance and operation of park and recreational facilities throughout
the City and for the provision of recreation programs. No public parks are
located with in the Area.

Chicagg School! Finance Authority, The Authority was created in 1980 to
exercise oversight and control over the financial affairs of the Beard of
Education.

City of Chicago. The City is responsible for the provision of a wide range of
municipal services, including: police and fire protection; capital improve-
ments and maintenance; water supply and distribution; sanitation service;
building, housing and zoning codes, etc.

City of Chicapo Library Fund. There are no public libraries located within
the boundaries of the Area.
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In addition, the following entities have taxing jurisdiction over a portion of the
Area;

Southwest Home FEquity Assurance Program,
Bridgeport Home Equity Assurance Program (the Bridgeport Home Equity

Assurance program is not a functioning agency at this time).
City of Chicago Special Service Area No. 10.
City of Chicago Special Service Area No. 13

The City finds that the financial impact of the Plan and the Area on the taxing
districts listed above is not significant. The replacement of vacant and underuti-
lized properties with new development may cause some increased demand for ser-
vices and/or capital improvements provided by the Metropolitan Water Reclama-
tion Distriect M.W.R.D.), and fire and police protection as well as sanitary collec-
tion, recycling, etc. by the City. It is expected that any increase in demand for
sanitary and storm sewage facilities can be adequately handled by existing treat-
ment facilities of the M.W.R.D. Likewise, facilities of the City of Chicago are ade-
guate to handle any increased demands that may occur., In addition, some exist-
ing residential development may be replaced by new or expanded commercial or
industrial uses and therefore will have an offsetting effect to any new residential
development.

The purpose of this Plan is to: (i) revitalize and restore existing industrial, busi-
ness and residential areas; (ii) assemble tracts of land for new private develop-
ment; (1ii) accomplish a planned program of public improvements to achieve new
business and residential in-fill development wherever possible and (iv) address the
needs identified herein which cause the Area to qualify for TIF under the Aect.
Existing built-up areas are proposed to be revitalized and stabilized. This will not
result in a need for new facilities or expanded services from area taxing bodies. In
addition, the costs presented in Table 6-1 — Estimated Redevelopment Project
Costs, include capital improvement costs for capital improvements associated with
taxing district facilities located within the Area. TIF funds may be used to improve
the taxing district facilities listed previously.

The Area represents a very small portion (0.13%) of the total tax base of the City.
The EAV of the Area has been growing at a rate below that of the balance of the
City of Chicago and CPI in recent years, as previously noted. Hence, the taxing
bodies will benefit from a program designed to stabilize the tax base in the Area,
check the declining tax revenues that are the result of deteriorated conditions in
the Area and attract new growth and development in the future,

It is expected that benefits from new public and private investment in the Area
will result in spillover of new development and investment in property, and there-
fore increased property values, in adjoining neighborhoods of the community. The
potential for the realization of this trend is borne out by data that was compiled by
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the IHinois Department of Revenue (DOR). In a report from December 10, 1997,
the DOR notes that E.AV. grows at a faster rate (6.7%) in areas outside of TIF
boundaries, in communitiss where TIFs have been created thar it does in com-
munities that have not created TIF's, where the E.AV. grew by only 3.5%. There-
fore, DOR's research suggests that establishment of the Area and Plan is likely to
also have this spillover effect and will generate additional tax revenue for the City
and other local taxing bodies from investment outside its borders.

E. Prior Efforts

A description has been previously given regarding prior plans, studies and activi-
ties initiated by the City and others designed to guide the revitalization of the
Area. Each of these prior efforts involved area residents, elected officials, busi-
nesses and groups such as the Back of the Yards Neighborhood Council. Meetings
held in the Area have elicited comments and input from those residing in or doing
husiness in the Area,

Fach of the efforts outlined previously have documented the need for continued
and broader efforts to address the very significant needs of the Area. The commu-
nity leaders and businesses point to the need for expanded concerted efforts to:

Eliminate the blighting factors;

Redevelop abandoned sites;

Reduce crime;

Improve iransportation services, including provision of centralized

parking areas, incorporation of vehicular traffic and safety meas-

ures and viaduct improvements;

e [Initiate employment training programs so as to better prepare the
labor force in the Area for employment opportunities;

e Undertake physical improvements to improve the appearance, im-
age and marketability of the Area; and

¢« Encourage other proposals that can create long-term economic life

and stability.

@ » B
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SECTION VII - STATUTORY COMPLIANCE AND
IMPLEMENTATION STRATEGY

A. Implementation Strategy

The development and follow through of an implementation strategy is an essential
element in achieving the success of this Plan. In order to maximize program effi-
ciency and to take advantage of current developer interest in the Area, and with
full consideration of available funds, a phased implementation strategy will be
employed.

The City may enter into agreements with public entities or private developers,
where deemed appropriate by the City, to facilitate public or private projects. The
City may also contract with others to accomplish certain public projects and activi-
ties as contained in this Plan.

Costs that may be incurred by the City in implementing this Plan may include,
without limitation, project costs and expenses that may be eligible under the Act,
as amended from time to time, including those costs that are necessary and re-
lated or incidental to those listed below as currently permitted by the Act.

The various redevelopment expenditures that are eligible for payment or reim-
bursement under the Act are reviewed below, A list of estimated redevelopment
project costs that are deemed to be necessary to implement this Plan were previ-
ously provided in Section 6, Table 6-1, Estimate Redevelopment Project
Costs.

1. Eligible Redevelopment Costs

Redevelopment project costs include the sum total of all reasonable or neces-
sary costs incurred, estimated to be incurred, or incidental to this Plan pursu-
ant to the Act. Such costs may include, without hmitation, the following:

a) Costs of studies, surveys, development of plans and specifications, im-
plementation and administration of the Plan, including but not limited
to, staff and professional service costs for architectural, engineering, le-
gal, financial, planning, or other services (excluding lobbying expenses),
provided that no charges for professional services are based on a per-
centage of the tax increment collected;

by Costs of marketing sites within the Area to prospective businesses, de-
velopers, and investors;

¢) Property assembly costs, including but not limited to, acquisition of
land and other property, real or personal, or rights or interests therein,
dempoltion of buildings, site preparation, site improvements that serve
as an engineered barrier addressing ground level or below ground envi-
ronmental contamination, including, but not limited to, parking lots
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and other concrete or asphalt barriers, and the clearing and grading of
land;

d) Costs of rehabilitation, reconstruction, or repair or remodeling of exist-
ing public or private buildings, fixtures, and leasehold improvements,
and the costs of replacing an existing public building if pursuant to the
implementation of a redevelopment project the existing public building
is to be demolished to use the site for private investment or devoted to a
different use requiring private investment and the costs of the construc-
tion of public works or improvements subject to the limitations in Sec-
tion 74.4-3(q)(4) of the Act;

e) Costs of job training and retraining projects, including the costs of “wei-
fare to work” programs implemented by businesses located within the
Area and such proposals that feature a community-based training pro-
gram which ensures maximum reagonable opportunities for residents of
the New City Community Area with particular attention to the needs of
those residents who have previously experienced inadequate employ-
ment opportunities and development of job-related skills including resi-
dents of public and other subsidized housing and pecple with disabili-
ties;

f) Financing costs, including but not limited to, all necessary and inciden-
tal expenses related to the issuance of obligations and which may in-
clude payment of interest on any obligations issued thereunder, includ-
ing interest accruing during the estimated period of construction of any
redevelopment project for which such obligations are issued and for not
exceeding thirty-six (36) months following completion and including
reasonable reserves related thersto,

g) To the extent the City, by written agreement, accepts and approves the
same, all or a portion of a taxing district's capital costs resulting from
the redevelopment project necessarily incurred or to be incurred (con-
sistent with statutory requirements} within the taxing district in fur-
therance of the objectives of the Plan and Project.

h) Relocation costs, to the extent that the City determines that relocation
costs shall be paid or is required to make payment of relocation costs by
federal or state law or by Section 74.4-8(n}(7) of the Act (see “Reloca-
tion” section);

i) Payments in lieu of taxes, as defined in the Act;

i} Costs of job training, retraining, advanced vocational education or ca-
reer education, including but not limited to, courses in oceupational,
semi-technical or technical fields Jeading directly to employment, in-
curred by one or more taxing districts, provided that such costa: (i) are
related to the establishment and maintenance of additional job training,
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advanced vocational education or career education programs for persons
employed or to be employed by employers located in a Redevelopment
Project Area; (ii) when incurred by a taxing district or taxing districte
other than the City, are set forth in a written agreement by or among
the City and the taxing district or taxing districts, which agreement de-
seribes the program to be undertaken, including but net limited to, the
number of employees to be trained, a description of the training and
services to be pravided, the number and type of positions available or to
be available, itemized costs of the program and sources of funds to pay
for the same, and the term of the agreement. Such costs include, ape-
cifically, the payment by community college districts of costs pursuant
to the Public Community College Act 110 ILCS 805/3-37, 805/3-38,
805/3-40 and 8051/3-40.1 and by school districts of costs pursuant to
105 ILCS 5/10-22.20a and 5/10-23.34;

k) Interest costs incurred by a redeveloper related to the construction,
renovation, or rehabilitation of a redevelopment project provided that:

(i) such costs are to be paid directly from the special tax allocation fund
established pursuant to the Act;

(i1) such payments in any one year may not exceed 30% of the annual
interest costs incurred by the redeveloper with regard to the rede-
velopment project during that year;

(1)if there are not sufficient funds available in the special tax alloca-
tion fund to make the payment pursuant to this provision then the
amounts so due shall accrue and be payable when sufficient funds
are available in the special tax allocation fund;

(iv)the total of such interest payments paid pursuant to the Act may
not exceed 30% of the total: (i) cost paid or incurred by the redevel-
oper for the redevelopment project plus (i) redevelopment project
costs excluding any property assembly costs and any relocation costs
incurred by the City pursuant to the Act; and

{v) the 30% limitation in (i) and (iv) above may be increased to up to
75% of the interest cost incurred by a redeveloper for the {inancing
of rehahilitated or new housing for low-income households and very
low-income households, as defined in Section 3 of the Illincis Afford-
able Housing Act.

I) An elementary, secondary, or unit school district’s increased costs at-
tributable tc assisted housing units as provided in the Act;

m} Up to 50% of the cost of construction, renovation and/or rehabilitation of
all low- and very low-income housing units (for ownership or rental) as
defined in Section 3 of the Illinois Affordable Housing Act. If the units
are part of a residential redevelopment project that includes units not
affordable to low- and very low-income households, only the low- and
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very low-income units shall be eligible for this benefit under the Act;

n) The cost of daycare services for children of employees from low-income
families working for businesses located within the redevelopment pro-
ject area and all or a portion of the cost of operation of day care centers
established by redevelopment project area businesses {o serve employ-
ees from low-income families working in businesses located in the rede-
velopment project area. For the purposes of this paragraph, “low-
income families” means families whose annual income does not exceed
80% of the City, county or regional median income as determined from
time to time by the United States Department of Housing and Urban
Development.

If a special service area has been established pursuant to the Special
Service Area Tax Act, 35 ILCS 235/0.01 et seq., then any tax increment
revenues derived from the tax imposed pursuant to the Special Service
Area Tax Act may be used within the redevelopment project area for the
purposes permitted by the Special Bervice Area Tax Act as well as the
purposes permitted by the Act;

o) Unless explicitly provided in the Act, the cost of construction of new
privately-owned buildings shall not be an eligible redevelopment project
costs;

In the event the Act is amended after the date of approval of this Plan by the City
Council of Chicago to (a) include new eligible redevelopment project costs, or (b)
expand the scope or increase the amount of existing eligible redevelopment project
costs (such as, for example, by increasing the amount of incurred interests costs
that may be paid under 65 ILCS 5/1-74.4-3(g)(11)), this Plan shall be deemed to
incorporate such additional, expanded or increased eligible costs as eligible costs
under the Plan, to the extent permitted by the Act. In the event of such amend-
ment(s), the City may add any new eligible redevelopment project costs as a line
item in Table 6-1 or otherwise adjust the line items in Table 6-1 without
amendment to this Plan, to the extent permitted by the Act. In no instance, how-
ever, shall such additions or adjustments result in any increase in the total rede-
velopment project costs without a further amendment to this Plan.

B, Most Recent Equalized Assessed Valuation

The purpose of identifying the most recent equalized assessed valuation (“EAV”) of
the Area is to provide an estimate of the initial EAV which the Cook County Clerk
will certify for the purpose of annually calculating the incremental EAV and incre-
mental property taxes of the Redevelopment Project Area. The 2000 EAV of all tax-
able parcels in the Redevelopment Project Area 1s approximately $53.7 million. This
total EAV amount by PIN, is summarized in, 2000 Estimated E.A V. by Tax Par-
cel included as Attachment Four in the Appendix. The EAV is subject to verifi-
cation by the Cook County Clerk. After verification, the final figure shall be certi-
fied by the Cook County Clerk, and shall become the Certified Initial EAV from
which all incremental property taxes in the Redevelopment Project Area will be cal-
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culated by Cook County. If the 2001 EAV ghall become available prior to the date of
the adoption of this Plan by the City Council, the City may update the Redevelop-
ment Plan by replacing the 2000 EAV with the 2001 EAV without further City
Council action.

C. Redevelopment Valuation

Contingent on the adoption of this Plan, it is anticipated that several major pri-
vate developments and/or improvements may occur within the Area. The private
redevelopment investment and anticipated growth that will result from redevel-
opment and rehab activity in this Area is expected to increase the equalized as-
sessed valuation by approximately $25 million to $30 million over the 23-year pe-
riod in which the Plan is in place. This is based, in part, upon an assumption that
the undeveloped land will be built upon with new development and that the va-
cant buildings will be improved and increase in assessed value. These actions will
stabilize values in the remainder of the Area and further stimulate rehab and ex-
pansion of existing viable businesses.

D. Sources of Funds

Funds necessary to pay for Redevelopment Project Costs and secure municipal
obligations issued for such costs are to be derived primarily from Incremental
Property Taxes. Other sources of funds which may be used to pay for Redevelop-
ment Project Costs or secure municipal obligations are land disposition proceeds,
state and federal grants, investment income, private financing and other legally
permissible funds the City may deem appropriate. The City may incur redevel-
opment project costs which are paid for from funds of the City other than incre-
mental taxes, and the City may then be reimbursed for such costs from incre-
mental taxes. Also, the City may permit the utilization of guarantees, deposits
and other forms of security made available by private sector developers. Addi-
tionally, the City may utilize revenues, other than State sales tax increment reve-
nues, received under the Act from one redevelopment project area for eligible costs
in another redevelopment project area that is either contiguous to, or is separated
only by a public right-of-way from, the redevelopment project area from which
revenue is received.

The Area is adjacent to two Redevelopment Project Areas an one industrial corri-
dor (see Exhibit I, Adjacent Redevelopment Areas Map, contained in Attach-
ment Two of the Appendix):

- the Stockyards Industrial Corridor;

- the Stockyards Southeast Quadrant Industrial Redevelopment Project
Area; and

- Stockyvards-Industrial-Commercial Redevelopment Area.

The Area is currently, and may in the future, be contiguous to, or be separated
only by a public right-of-way from, other redevelopment project areas created un-
der the Act. The City may utilize net incremental property taxes received from
the Area to pay eligible Redevelopment Project Costs, or obligations issued to pay
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such costs, in other contiguous redevelopment project areas, or those separated
only by a public right-of-way, and vice versa. The amount of revenue from the
Area, made available fo support such contiguous redevelopment project areas, or
those separated only by a public right-of-way, when added to all amounts used to
pay eligible Redevelopment Project Costs within the Area, shall not at any time
exceed the total Redevelopment Project Costs described in this Plan.

The Area may become contiguous to, or be separated only by a public-right-of-way
from, redevelopment project areas created under the Industrial Jobs Recovery
Law (65 ILCS 5/11-74.61-1, et seq.). If the City finds that the goals, objectives, and
financial success of such contiguous redevelopment project areas, or those sepa-
rated only by a public right-of-way, are interdependent with those of the Area, the
City may determine that it is in the best interests of the City and in furtherance of
the purposes of the Plan that net revenues from the Area be made available to
support any such redevelopment project areas, and vice versa. The City therefore
proposes to utilize net incremental revenues recetved from the Area to pay eligible
Redevelopment Project Costs (which are eligible under the Industrial Jobs Recov-
ery Law referred to above) in any such areas, and vice versa, Such revenues may
be transferred or loaned between the Area and such areas. The amount of revenue
from the Area so made available, when added to all amounts used to pay eligible
Redevelopment Project Costs within the Area or other areas as described in the pre-
ceding paragraph, shall not at any time exceed the total Redevelopment Project
Costs described in Table 6-1 of this Plan,

E. Nature and Term of Obligation and Completion of the Redevelopment
Plan

The City may issue obligations secured by Incremental Property Taxes pursuant
to Section 11-74.4-7 of the Act. To enhance the security of 2 munieipal obligation,
the City may pledge its full faith and credit through the issuance of general obli-
gations bonds. Additionally, the City may provide other legally permissible credit
enhancements to any obligations issued pursuant to the Act.

The redevelopment project shall be completed, and all obligations issued to finance
redevelopment costs shall be retired, no later than December 31 of the year in
which the payment to the City treasurer as provided in the Act is to be made with
respect to ad valorem taxes levied in the twenty-third calendar year following the
year in which the ordinance approving the Area is adopted (ie., assuming City
Council approval of the Area and Plan in 2002), by 2025. Alsoc the final maturity
date of any such obligations which are issued may not be later than 20 years from
their respective dates of issue, One or more series of obligations may be sold at
one or more times in order to implement this Plan. Obligations may be issued on
a patity or subordinated basis.

In addition to paying Redevelopment Project Costs, Incremental Property Taxes
may be used for the scheduled retirement of obligations, mandatory or optional
redemptions, establishment of debt service reserves and bond sinking funds. To
the extent that Incremental Property Taxes are not needed for these purposes,
and are not otherwise required, pledged, earmarked or otherwise designated for
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the payment of Redevelopment Project Costs, any excess Incremental Property
Taxes shall then become available for distribution annually to taxing districts hav-
ing jurisdiction over the Area in the manner provided by the Act.

F, Commitment To Fair Emplovment Practices and Affirmative Action
Plan

The City is committed to and will affirmatively implement the following principles
with respect to this Plan;

1. The assurance of equal opportunity in all personnel and employment ac-
tions with respect to the Redevelopment Project, including but not limited
to hiring, training, transfer, promotion, discipline, fringe benefits, salary,
employment working conditions, termination, etc., without regard to race,
color, religion, sex, age, disability, national origin, ancestry, sexual orienta-
tion, martial status, parental status, military discharge status, source of
income, or housing status.

2. Redevelopers will meet City of Chicago standards for participation of 25
percent Minority Business Enterprises and 5 percent Woman Business En-
terprises and the City Resident Construction Worker Employment Re-
quirement as required in redevelopment agreements.

3. This commitment to affirmative action and nondiserimination will ensure
that all members of the protected groups are sought out to compete for all
job openings and promotional opportunities.

4, Redevelopers will meet City standards for any applicable prevailing wage
rate as ascertained by the [llinois Department of Labor to all project em-
ployees.

The City shall have the right in its sole discretion to exempt certain small busi-
nesses, residential property owners and developers from the above. In order to
implement these principles, the City will require and promote equal employment
practices and affirmative action on the part of itself and its contractors and ven-
dors. In particular, parties engaged by the City will be required to agree to the
principles set forth in this section.

G. Amending the Redevelopment Plan

This Plan may be amended in accordance with the provisions of the Act.

H. Conformitv of the Plan for the Areq To Land Uses Approved bv the
Planning Commission of the City

This Plan and the Project described herein include the generalized land uses set
forth on the Generalized Land Use Plan, as approved by the Chicago Plan Com-
mission prior te the adoption of the Plan by the City of Chicago.
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I.  City Policies

1. The City may incur redevelopment project costs which are paid for from funds
of the City other than incremental taxes and the City may then be reimbursed
for such costs from incremental taxes.

2. The City requires that developers who receive TIF assistance for market rate
housing set aside 20% of the units to meet affordability criteria established by
the City's Department of Housing. Generally, this means the affordable for-
sale units should be priced at a level that is affordable {o persons earning no
more than 120% of the area median income, and affordable rental units
should be affordable to persons earning no more than 80% of the area median
income.

3. The City may enter into redevelopment agreements or intergovernmental
agreements with private entities or public entities to construct, rehabilitate,
renovate or restore private or public improvements on one or several parcels
{collectively referred to as “Redevelopment Projects”).

4. The City will pursue their overall goal of employment of residents within and
surrounding the Area in jobs in the Area and in adjacent redevelopment pro-
ject areas, In this regard, the following objectives are established to meet the
goals of the Plan and Project:

i.  Establish job readiness and job training programs to provide residents
within and surrounding the Area with the skills necessary to secure
entry level and permanent jobs in the Area and in adjoining Areas.

il. Secure commitments from employers in the Area and adjacent Areas to
interview graduates of the Area’s job readiness and job training pro-
grams,

The above includes taking appropriate actions to work with Area employers, local
community organizations, and residents to provide job readiness and job training
programs that meet employers hiring needs.

ikt
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I. Introduction

PGAV Urban Consulting (the “Consultant”) has been retained by the City of Chicago
(the “City”) to prepare a Tax Increment Redevelopment Plan for the proposed rede-
velopment project area known as the 47th/Ashland Redevelopment Area (the
“Area™. Prior to preparation of the Redevelopment Plan, the Consultant undertook
various surveys and investigations of the Area to determine whether the Area quali-
fies for designation as a tax increment financing district, pursuant to the Ilinois Tax
Increment Allocation Redevelopment Act, 65 ILCS 5/11-74.4-1 et seq., as amended
(“Act”).

This report summarizes the analyses and findings of the Consultant’s work, which is
the responsibility of the Consultant. This assignment is the responsibility of PGAV
Urban Consulting who has prepared this Eligibility Study with the understanding
that the City would rely: 1) on the findings and conclusions of this Eligibility Study
in proceeding with the designation of the Area as a redevelopment project area un-
der the Act, and 2) on the fact that PGAV Urban Consulting has obtained the neces-
sary information to conclude that the Area can be designated as a redevelopment
project area in compliance with the Act.

Following this introduction, Section II presents background information of the Area
including the geographic location, description of current conditions and area data;
Section IIT documents the building condition assessment and gualifications of the
Area as a conservation area under the Act. Section IV, Summary and Conclusions,
documents the findings of the Eligibility Study.

This Eligibility Study is a part of the overall tax increment redevelopment plan {the
“Plan”) for the Area. Other portions of the Plan contain information and documenta-
tion as required by the Act for a redevelopment plan,
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1II. BACKGROUND INFORMATION

A. Location and Size of Area

The Area is located six miles southwest of downtown Chicago and approximately two
miles west of the Dan Ryan Expressway (I-90/94). The Area contains approximately
325 acres and consists of 100 (full and partial} blocks and 1,208 tax parcels.

The Area 1s irregularly shaped and is adjacent or in close proximity to several exist-
ing redevelopment areas located to the north and east (see Exhibit I, Adjacent
Redevelopment Areas Map in Attachment Two of the Appendix of the Plan).
The core of the Area generally follows three corridors along Ashland Avenue, 474
and 513 Streets. On the north, along Ashland Avenue, the Area begins at a railroad
right-of-way north of 424 Street and continues southward to 53 Street. Along 47th
Street the Arca begins at Racine Avenue on the east and continues westward to a
railroad right-of-way west of Hoyne Avenue. Along 515 Street the Area begins at
Loomis Boulevard on the east and continues west to the alley west of Damen Ave-
nue. In addition, the Area includes several pockets that extend off of the main
spines formed by Ashland Avenue, 47t and 51 Streets.

The boundaries of the Area are described in the Plan, Appendix, Attachment
Three - Legal Description and are geographically shown on Plan, Appendix, At-
tachment Two, Exhibit A - Boundary Map of TIF Area. The existing land uses
are identified on Plan, Appendix, Attachment Two, Exhibit B - Generalized
Existing Land Use Assessment Map.

B. Description of Current Conditions
Area Decline

Much of the Area is in need of redevelopment, rehabilitation and revitalization.
Along Ashland Avenue, 47" and 51% Streets vacant buildings reflect that deteriorat-
ing, and in some instances dilapidated, conditions have resulted in numercus com-
mercial and industrial structures being underutilized. In other sections of the Area
older structures exhibit deteriorated conditions and are in need of upgrade and im-
provement. Several other sites in the Area contain trailer storage yards or junk-
vards that present a highly negative image and are incompatible with surrounding
land uses. Commercial uses and streetscapes are deteriorated and in need of up-
grade. Several residential pockets also exhibit deteriorated housing stock. These
conditions inhibit the ability of Area properties to maintain commercial, industrial,
and residential value.

Long-term (more than one year) vacancies exist in some buildings and sections of the
Area are vacant and have not generated private development interest. Approxi-
mately 8% of the net land area within the Area is vacant and the presence of ap-
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proximately 400,000 sq. ft. of vacant floor area add significantly to the view that the
Area may experience additional evidence of blight and that market aceeptance of
portions of the Area is not favorable.

Assessed Value and Development Activity

Historic Equalized Assessed Values (EAV's) for the Area and the rate of growth for
the City of Chicago and the Consumer Price Index (CPI) for All Urban Consumers
for the period between 1995 and 2000 are shown below on Table 2-1 - Equalized
Assessed Value Trends. Between 1995 and 2000 the City of Chicage EAV in-
creased from $30.4 billion to $40.5 billion. The annual percent change in EAV is in-
dicated below on Table 2-1. In 1995 the EAV of the Area was approximately $46.8
million. In 2000 the EAV of the Area was approximately $563.7 million. In four of
the last 5 years the Area experienced rates of growth beiow the remainder of the
City. In addition, in one of the last 5 years the EAV of the Area grew slower then
the Consumer Price Index (CPI) for All Urban Consumers published by the United
States Department of Labor, Further, approximately 12% of the properties in the
Area are delinquent in the payment of 1999 real estate taxes and 360 viclations
have been issued on properties since January 1993 by the City Department of Build-

ings.

In addition, Between January 1996 and June 2001, the building department issued
282 permits. Of this total, 37 were issued for new construction, 88 were issued for
demolition, 33 were issued for rehabs to existing buildings, and 124 were issued for
repairs.

Table 2-1
Equalized Assessed Value Trends
1995-2000
- - :
e T I A PR
Year Area Over % Change % Change Rate Growth
EAV . . | Over Previ- Rate Be-
Previous { Over Previ- ous Year! Below low CPI
Year ous Year City
1995 | $46,835316 | N/A 0.97% 3.16% N/A N/A
1996 | $47.031,068 0.42% 1.26% 2.67% Yes Yes
1997 | $50,374,813 7.11% 8.40% 2.73% Yes No
1998 | $51,765,613 2.76% 1.77% 2.04% No No
1999 | $52 953,404 2.29% 4.17% 2.06% Yes No
2000 | $53.668,888 1.32% 1450% | 5.20% Yes | No

1 Consumer Price Index for All Urban Consumers (CFI-U) — Chicago-Gary-Kenogha, IL-IN-WI, United States Bu-
reau of Labor Statistics, January 2002.
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Of the 87 permits issued for new construction only 8 were issued for construetion of
new buildings. Of these eight permits, one permit was issued for construction of a
single-family residence, five permits for commercial buildings, one permit for an in-
dustrial building, and one permit for a school building. The remaining 29 permits
for new conatruction were issued for a vaviety of site improvements including; ga-
rages, fences, etc. Approximately 31% of the permits issued in the last five and one-
half years were issued for demolition. Of the 668 buldings and approximately 325
acres in the Area, approximately 92% of the buildings in the Area exceed 35 years of
age.

Transportation

Public Transportation
The 47th/Ashland Redevelopment Area is served by several CTA bus routes. These
routes include:

. North-South Roules
- Route & Ashiand Avenue
- Route 4